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	Development Description:
	Proposed construction of two single-storey short-term holiday lets.

	Site Address/Location:
	Land North of Woodpecker House, Sawley Old Brow, Sawley, BB7 4LF.

		

	CONSULTATIONS: 
	Parish/Town Council

	Bolton by Bowland Parish Council:
	Object to the proposal on the following basis:

· Concerns that the proposal will give rise to future applications for use of the holiday lets as permanent dwellings
· Concerns raised with respect to the accuracy of the submitted business plan
· Concerns raised with respect to the accuracy of the proposal’s supporting information with respect to the site’s planning history
· Concerns raised with respect to the impact of the proposal upon the visual amenities of the area
· Concerns raised with respect to the impact of the proposal upon the ecology of the area


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	RVBC Countryside:
	No objections.

	

	RVBC Environmental Health: 
	No objections subject to conditions.

	

	Greater Manchester Ecology Unit (GMEU): 
	Request made for additional information to be provided in order to demonstrate that the biodiversity net gain requirement can be met.

	

	CONSULTATIONS: 
	Additional Representations.

	Four objections have been received in relation to the proposal which are summarised as follows:

· Impact of the proposal upon visual amenity
· Impact of the proposal upon highway safety 
· Impact of the proposal upon the ecology of the area
· Impact of the proposal upon flood risk
· Concerns raised with respect to the accuracy of the proposal’s supporting information 
Additional concerns have been raised in relation to business competition however such concerns do not form the basis of a material planning consideration and as such cannot be assessed as part of this application.


	

	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 EN5: Heritage Assets
Key Statement EC3: Visitor Economy
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME2: Landscape And Townscape Protection
Policy DME3: Site And Species Protection And Conservation
Policy DME4: Protecting Heritage Assets
Policy DME5: Renewable Energy
Policy DMB1: Supporting Business Growth And The Local Economy
Policy DMB3: Recreation and Tourism Development

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1996/0086:
Outline application for one bungalow (for occupation by disabled person) (refused, dismissed on appeal)

3/1994/0446:
Extension of existing curtilage (Approved)

3/1990/0013:
One detached house (Refused, dismissed on appeal)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to land sited to the North-east of the property known as Woodpecker House in Sawley within the Forest Of Bowland National Landscape. The land parcel in question lies within the North-eastern extents of Sawley’s defined settlement area and roughly comprises a triangular shaped parcel of agricultural land approximately 0.1 hectares in area. The site primarily comprises overgrown grassland with a native tree mix lining the site’s Eastern perimeter with additional trees sited within the central and Southern portions of the site and with the topography of the application site sharply ascending from West to East. Access to the land parcel is via an unadopted track (X1670) off Sawley Old Brow to the South-west with an agricultural building and small cluster of residential properties lying to the West and South-west of the proposal site respectively. The village centre of Sawley lies approximately 500 metres away to the South-west with the wider area comprising a mixture of woodland, agricultural land, isolated residential properties, farmsteads and open countryside.


	Proposed Development for which consent is sought:

Planning consent is sought for the construction of two single storey short-term holiday lets with associated access, vehicle parking and landscaping. Due to the topography of the site engineering works would be required to facilitate a level site. 


	Principle of Development:

Key Statement EC3 states:

‘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.’

In this instance, the proposal relates to the creation of new tourist accommodation that could potentially offer small scale benefits to the economy of the Borough. As such, the proposed development would accord with the general intentions of Key Statement EC3.

The application site lies within the defined settlement area of Sawley which is identified as a Tier 2 Settlement within the Ribble Valley Core Strategy. Policy DMG2 of the Core Strategy requires development within Tier 2 settlements to meet at least one of six exceptions, one of which allows for developments for small scale tourism or recreational developments appropriate to a rural area. In this instance, the proposed development relates to the provision of two holiday lets with each of these providing a basic level of amenities. As such, the proposed development is considered to fall within the threshold of small scale tourism and would therefore satisfy the requirements of Policy DMG2 with respect to the exceptions made for tourism within the Borough’s Tier 2 Settlements.

Policy DMG3 of the Core Strategy requires decision taking to consider the availability and adequacy of public transport and associated infrastructure to serve those moving to and from new developments. This is consistent with the NPPF which requires development proposals to promote sustainable transport. Whilst analysis shows the presence of a bus stop sited approximately 300 metres away to the South-west of the application site which is served by several bus services (629, 903, C3), access to the bus stop would largely be via rural roads with no footpath or street lighting. Services and amenities within Sawley for visitors are very limited. Accordingly, future occupants of the proposed holiday lets would be largely reliant on the use of private motor vehicles. 

Policy DMB3 requires additional criteria to be met with regards to the provision of tourism and visitor facilities:

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; 

2. The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings,

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.

Having regard to criteria point 2 of Policy DMB3, the application site lies in close proximity to a cluster of residential properties on unadopted track X1670 therefore the proposed holiday lets would be well related to existing built form. The proposal would therefore be compliant with criteria point 2 of Policy DMB3.

Turning to criteria point 4, the proposal site shares reasonable connectivity with Sawley Road (a ‘C’ classified road) via unadopted track X1670 and Sawley Old Brow and is therefore considered to be well related to the existing highway network. In addition, no concerns have been raised with respect to potential traffic movements from the proposed development in the response from LCC Highways. As previously noted, the poor connectivity of the site to the nearest bus stop for pedestrians means the application site is not well related to the public transport network. The proposal is however considered to be compliant with criteria point 4 of Policy DMB3.

With respect to criteria point 5, analysis shows that adequate vehicle parking space for the proposed holiday let could be accommodated within the application site and this has been confirmed by the LHA. The application’s proposed site plan indicates the provision of both soft and hard landscaping to serve the proposed development. No details of this have been provided however analysis shows that the application site comprises the necessary space to accommodate these works. The proposal would therefore satisfy criteria point 5. 

Turning to criteria point 6, a tree survey, preliminary ecological appraisal and biodiversity net gain report have been provided in support of the application therefore it is considered that relevant nature conservation impacts from the proposed development have been taken into account in this instance (these aspects are assessed in more detail below in the Landscape / Ecology section of this report). The proposal would therefore satisfy criteria point 6 of Policy DMB3.

Notwithstanding the above, criteria point 1 of Policy DMB3 stipulates that proposals for development must not be in conflict with other policies of the Core Strategy, with the relevant policies in this being Key Statement EC3 and Policies DMG2 and DMG3. Whilst it is acknowledged that the proposal would be compliant with Policy DMG2 with respect to constituting small scale tourism, the same policy also states (with respect to development within National Landscapes - formerly known as Areas Of Outstanding Natural Beauty):

‘The most important consideration in the assessment of any development proposals will be the protection, conservation and enhancement of the landscape and character of the area…development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the AONB by virtue of its size, design, use of material, landscaping and siting.’

In this instance, the proposal site comprises a distinctly natural and unspoilt character by virtue of its abundance of green features and absence of any built form, with the proposal site contributing to the visual amenities of the area through forming part of the wider unspoilt open countryside which lies to the North-east of Sawley. Whilst it is acknowledged that built form exists within the immediate vicinity of the proposal site, the proposed development would nonetheless extend the existing extent of built form on unadopted track X1670 further Northwards through introducing new buildings, hardstanding areas, garden areas and associated domestic paraphernalia into currently undeveloped land which in turn would having an urbanising impact on the visual amenities of the area. On this basis, it is not considered that the proposed development would enhance or conserve the character of the surrounding National Landscape (the visual impact of the proposed development is assessed in further detail in the report’s ‘Visual Amenity/External Appearance’ section). Consequently, the proposed development is considered to be in conflict with the aims and objectives of Policy DMG2 and would therefore fail to satisfy criteria point 1 of Policy DMB3.

Furthermore, criteria point 3 of Policy DMB3 states that developments should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design and in this instance it is not considered that the proposal would meet this criteria for the reasons outlined above. The proposal would therefore fail to satisfy criteria point 3 of Policy DMB3.

Taking account of all of the above, the proposal would fail to fully satisfy the requirements of Policies DMG2 and DMB3 and is therefore considered to be unacceptable in principle.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

In this instance, proposed holiday let unit 1 would be sited approximately 25 metres away from the North-eastern side elevation of Woodpecker House, with the South-eastern facing elevation of unit 1 comprising no windows serving habitable rooms. Proposed holiday let unit 2 would be sited considerably further away from the neighbouring properties to the South-west of the site within the Northern area of the application site. Consequently, given the orientation of the holiday lets and separation distances that would be in place, no concerns are raised with respect to loss of privacy, outlook or natural light to the proposal site’s immediate residential receptors. 

Use of the proposed holiday let accommodation has the potential to invite some noise disturbance however given the small scale use proposed and separation distances that would be in place between the holiday lets and neighbouring properties, it is not anticipated that the noise generated from the proposal would be of a scale that would be of detriment to the amenity of the nearest neighbouring residents. 

Having regard to the amenity of future occupants of the development, all habitable rooms within the proposed holiday lets would be served by a sufficient quantity of windows therefore future users of the holiday let accommodation would receive an adequate provision of natural light and outlook to support the proposed residential use. 

Consequently, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents or future users of the site. The proposed development would therefore be compliant with the aims and objectives of Paragraph 135 (f) of the NPPF and Policy DMG1. 


	Impact upon Character/appearance of Conservation Area:

With reference to making decisions on applications for development in Conservation Areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

This guidance is reiterated in Key Statement EN5 of the Ribble Borough Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

The Sawley Conservation Area Appraisal (2005) identifies numerous elements as contributing to the Conservation Area’s special interest which include:

· The ruins of Sawley Abbey (Grade I Listed Building and Scheduled Monument)

· Sawley Bridge (Grade II Listed Building)

· Numerous additional Listed Buildings

· Setting of the village on the banks of the River Ribble

· Numerous key views 

In this instance, the proposal site adjoins the North-eastern extents of the Sawley Conservation Area and as such lies within its setting however analysis shows that the proposed development would not be read in concert with any of the area’s elements of special interest listed above. Further analysis shows that the proposed development would not be read in concert with any of the area’s key views as referenced on the Sawley Conservation Area Townscape Appraisal Map. 

In light of the above, it is not considered that the proposed development would have any undue impact upon the character and appearance of the Sawley Conservation Area. As such, the proposed development would satisfy the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.


	Visual Amenity/External Appearance:

Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Policy DMG1 of the Ribble Valley Core Strategy provides general design guidance as follows: 

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

With respect to development within the Forest Of Bowland National Landscape, Paragraph 182 of the NPPF states:

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty.’

Key Statement EN2 of the Core Strategy provides similar guidance: 

‘The landscape and character of those areas that contribute to the setting and character of the Forest of Bowland Areas of Outstanding Natural Beauty will be protected and conserved and wherever possible enhanced…the Council considers that it is important to ensure development proposals do not serve to undermine the inherent quality of the landscape…the Council will also seek to ensure that the open countryside is protected from inappropriate development.’

In this instance, the proposal site primarily comprises an area of undeveloped grassland with numerous trees, shrubs and bushes sited within the interior of the site and with numerous native trees serving as a natural boundary to the Eastern perimeter of the site. In addition, the proposal site occupies a visually prominent position by virtue of its topography which sharply ascends Eastwards from unadopted track X1670. As such, the proposal site comprises a distinctly natural and unspoilt character by virtue of its abundance of green features and absence of any built form, with the proposal site contributing to the visual amenities of the area through forming part of the wider unspoilt open countryside which lies to the North-east of Sawley. 

The proposed development would necessitate the creation of a sizeable hardstanding area within the centre of the site in order to accommodate the site’s vehicle access and parking area. Additional hardstanding areas would also be required to accommodate the two holiday lets. As such, a significant portion of the site’s natural features (approximately 40% of grassland) would be lost to the proposed development. It is noted that the proposal would incorporate replacement tree planting and soft landscaping however this would comprise a largely manicured appearance and as such would be largely at odds with the existing natural character of the site. In addition, a significant quantity of ground excavation would be required in order to level off the site which in turn would result in the loss of the site’s naturally sloping topography which forms part of the wider moorland which ascends to the East of the site. Accordingly, all of the above works would result in a significant transformation of the existing site, with the site’s natural and unspoilt character being largely engulfed by the resultant development.

Whilst it is acknowledged that built form exists within the immediate vicinity of the proposal site, the proposed development would nonetheless extend the existing extent of built form on unadopted track X1670 further Northwards through introducing holiday lets, hardstanding areas, garden areas and associated domestic paraphernalia into currently undeveloped land which in turn would having an urbanising impact on the visual amenities of the area. In addition, each of the proposed holiday lets would incorporate large glazed openings within their Northern / Western elevations which would be predominantly at odds with the more traditional fenestration within the dwellings to the South-west of the site. Furthermore, analysis shows a notable absence of microgeneration equipment on properties within the immediate area therefore the solar panels proposed for each of the holiday lets would read as equally incongruous features that would have a further urbanising impact upon the area.  

Moreover, the proposed development would be publicly viewable in close range views from unadopted track X1670 and Public Right Of Way BW0339016. Analysis shows that the resultant development would also be visible in long range views from the East from Public Right Of Way FP0339007 and Smalden Lane. As such, the proposed development would have a discernible visual impact within the surrounding landscape.  

In light of the above, it is considered that the proposal would constitute an inappropriate form of development in as much that the cumulative visual impact of the holiday lets, microregeneration equipment, hardstanding areas, garden areas and associated domestic paraphernalia would collectively have a harmful urbanising impact upon the surrounding National Landscape that would neither enhance or conserve the visual amenities of the immediate or wider landscape. The proposal would therefore fail to satisfy the requirements of Paragraphs 135 (C) and 182 of the NPPF and Key Statement EN2 and Policy DMG1 of the Core Strategy.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposal and have raised no concerns with the proposed development with respect to vehicle parking provision or general highway safety however the LHA response recommends for amendments to both the width and gradient of the development’s proposed site access in order to optimise surface water run-off and access for vehicles and wheelchair users. The LHA response also recommends for the imposition of conditions with regards to construction management, visibility splays, surfacing materials and secure cycle storage. Notwithstanding compliance with these recommendations, it is not considered that the proposed development would have any undue impacts upon highway safety as such the proposal satisfies Policy DMG1 of the Core Strategy (highways).


	Landscape/Ecology:

Trees

A Tree Survey has been provided in support of the application which shows that the proposal would require the removal of a grouping of Willow and Hawthorn trees (groupings G2 and G3 on the submitted tree survey). The trees to be removed hold low category value (C) and their loss would be compensated for through replacement tree planting therefore no concerns are raised with respect to the removal of these trees from an arboricultural perspective, albeit the loss of native trees would impact on the site’s character as previously mentioned. The root protection areas of all remaining trees within the application site would be protected during the construction phase of the proposed development. 

Protected species and habitat

A preliminary ecology appraisal has been provided in support of the application which identifies potential risks to nesting birds and bats from the proposed development. As such, recommendations have been made with respect to bird and bat box provision, timing of works and good practice lighting in order to minimise adverse impacts upon the aforementioned species in the event of any planning consent being granted.

Biodiversity

A Biodiversity Net Gain Report has been provided in support of the proposed development which acknowledges that the proposed development would amount to a small loss in area-based habitats (neutral grassland) and in this instance insufficient habitat creation / enhancement has been proposed to enable the development to achieve the required 10% gain in Biodiversity. The application’s supporting information acknowledges that the requirement for biodiversity enhancement will therefore need to be met off-site. The response from GMEU makes reference to the fact that no further details have been provided with regards to where and how this off-site requirement could be delivered with a subsequent recommendation made for further information to be provided. Notwithstanding these comments, the provision of such information constitutes a post-permission matter that would be subject to further assessment through the imposition of the mandatory biodiversity net gain condition in the event of any future planning consent being granted. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposal is considered to fall within the threshold of small scale tourism however the proposed development, by virtue of its introduction of numerous urbanising features into undeveloped land with a predominantly natural character would nonetheless fail to protect, conserve or enhance the visual amenities of the surrounding landscape and would therefore be in conflict with the aims and objectives of Policy DMG2. Consequently, the proposal would fail to satisfy the requirements of Policy DMB3 which stipulates that proposals for development must not be in conflict with other policies of the Core Strategy or undermine the character, quality or visual amenities of the plan area by virtue of their scale, siting, materials or design. The proposed development is therefore considered to be unacceptable in principle.

Furthermore, the proposal would constitute an inappropriate form of development in as much that the cumulative visual impact of the holiday lets, microregeneration equipment, hardstanding areas, garden areas and associated domestic paraphernalia would collectively have a harmful urbanising impact upon the surrounding National Landscape that would neither enhance or conserve the visual amenities of the immediate or wider landscape. The proposal would therefore fail to satisfy the requirements of Paragraphs 135 (C) and 182 of the NPPF and Key Statement EN2 and Policy DMG1 of the Core Strategy.

It is for the above reasons and having regard to all material considerations and matters raised that planning consent be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reasons:

	01:
	The proposed development, by virtue of its introduction of numerous urbanising features into undeveloped land with a predominantly natural character would fail to protect, conserve or enhance the visual amenities of the surrounding landscape and would therefore be in conflict with the aims and objectives of Policy DMG2 of the Ribble Valley Core Strategy. Consequently, the proposal would fail to satisfy the requirements of Policy DMB3 of the Ribble Valley Core Strategy as it would undermine the character, quality and visual amenities of the plan area. Visitors would also be largely dependent on private motor vehicle due to the site’s poor connectivity to public transport links and the very limited facilities and services within Sawley, which does not accord with the objectives of Policy DMG3 of the Ribble Valley Core Strategy. The proposed development is therefore considered to be unacceptable in principle and the environmental harm identified would fail to meet the overriding objective of sustainable development.

	02:
	The proposal would constitute an inappropriate form of development in as much that the cumulative visual impact of the buildings, microregeneration equipment, hardstanding areas, garden areas and associated domestic paraphernalia would collectively have a harmful urbanising impact upon the surrounding National Landscape that would neither enhance or conserve the visual amenities of the immediate or wider landscape. The proposal would therefore fail to satisfy the requirements of Paragraphs 135 (C) and 182 of the NPPF and Key Statement EN2 and Policy DMG1 of the Core Strategy.
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