Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2004/0631/P

	Development Proposed:
	Erection of two dwellings at Stonehill Farm, Main Street, Grindleton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The principle of this development has previously been accepted from the highway aspect but I am concerned that the current proposal only details three car spaces, none of which are visible from the adopted highway.  This is acceptable for residents but not visitors.  I would, therefore, require that the turning area fronting Unit 5 be changed to a visitor parking space for this unit.  The development will then include two car spaces per dwelling which complies with the revised car parking standards now adopted by your Council.

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Nearby Residents

	Four letters of objection have been received which can be summarised as follows:

1.  The site is Greenfield.

2.   No justification for affordable housing.

3.   Highway safety.

4.   Plans do not show revised position of garage on neighbouring plot.

5.   Design not in keeping.

6.   They have manipulated the planning system and site to turn this into an infill plot.

7.   Resiting of public footpath is unsatisfactory.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy H20 - Affordable Housing - Villages and Countryside.

Policy H21 - Affordable Housing - Information Needed.

Interim SPG “Housing”

Alteration 4 of Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition

Alteration 12 of Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition

Policy 12 Emerging Lancashire Structure Plan

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy 1 - Development in Rural Areas - Lancashire Structure Plan 1991 - 2006 "Greening the Red Rose County".



	SUMMARY OF REASONS FOR REFUSAL:



	G4, H20, H21 Interim SPG, Alterations 4, 11 and 12 of the 1st Deposit Alterations Review and Policy 12 Emerging Lancashire Structure Plan – insufficient justification adding to oversupply of housing.

	This is a full application seeking consent for the erection of two dwellings within the settlement limit of Grindleton.  Approximate dimensions of the built form would be 11m x 9.7m x 5.5m to the apex of their pitch, constructed of stone and cement render according to the forms, although the plans do not make clear which elevations are to be of which material and it would have a slated roof.  The plans denote three parking spaces set to the southwest of the dwellings with only modest amenity space – 6m x 10m alongside these spaces.  The land was formerly part of the farmyard area and is thus classed as Greenfield, lying between a barn with consent for conversion to one dwelling and the former farmhouse which is being subdivided into four units.  

A supporting letter to the application states it provides two affordable units with the aim of supplying these specifically for the rental market at a discount to be agreed with the Local Planning Authority.  Once that level of discount is agreed they would expect it to form the basis of a Section 106 Agreement to be read in conjunction with any consent granted.

Given the moratorium on housing, it is vital that only those scheme which are fully justified as affordable and which will serve to contribute to the solution of a particular local housing problem are allowed.  In this respect all proposals are expected to comply with Policies H20 and H21.  The latter of these states that all applications must be accompanied by details of who the accommodation will be expected to accommodate including a full survey of extent of need etc.  Also details of how the accommodation will be let or sold, managed and retained as suitable for its original purpose.

Whilst it is acknowledged that a survey has been undertaken in Grindleton, the comments of the Forward Planning Manager reveal that there were inherent problems with it and that the Parish Council disassociated itself from the results.  Also, given the questions asked it proved difficult to fully quantify the definition of affordability.

For these reasons an independent study led by the Borough Council, but with the support of the Parish Council, may take place in the foreseeable future.  On this basis it is felt that the principle of development on this site for this purpose, must be resisted until up to date and reliable survey information can be provided.  

It is for these reasons that the application should be refused.



	

	

	RECOMMENDATION: That conditional planning permission be Refused.


DATE INSPECTED: 














