
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/EL

	Application No: 
	3/2006/0580/P

	Development Proposed:
	Outline application for demolition of existing agricultural building to be replaced with 3 new holiday lets at agricultural building adjacent to Lane Ends Farm Cottage, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objection in principle but have observations/possible conditions to suggest be imposed as follows:

1. 
As there is the potential for increased traffic flow in and out of the site and visibility is very bad from the south along Smalden Lane, the present entrance would require widening and improved sight lines created.  This should be a condition of a grant.

2. 
The new properties are likely to overlook neighbouring properties and in this location, persons using the holiday cottage may well bring dogs.  This could prove a potential nuisance to neighbours.  Ideally, some form of condition to ensure users respect the amenities of neighbouring properties would be desirable. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposed development does not provide for or indicate a satisfactory means of access to the unclassified Smalden Lane.  As submitted the applicant has not detailed any control over the access track and therefore conditions to improve the track and provide improved sight lines cannot be imposed.  At present visibility to the rise on egress is about 5m which for any road is unacceptable let alone a derestricted road where traffic speeds could be high as forward visibility along the highway is quite good.  It is also noted that the application as submitted does not show any parking facilities for the development and seems to remove the current parking available for the cottage.  I must therefore recommend that the application be refused for the above reasons and in the interests of highway safety.  



	CONSULTATIONS: Nearby Residents

	One letter of objection has been received which raises the following points:

1. 
Access is over an unadopted track, part of which is owned by another person.  The applicant has a right of way over it but the owners would resist any enlargement of that easement.

2. 
Concerns about safety of access on to Smalden Lane.

3. 
The water supply is currently shared and there are concerns about extending this.

4. 
Concerns over extending the share to a septic tank.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Policy 20 – Lancashire’s Landscapes – Joint Lancashire Structure Plan.



	POLICY REASONS FOR REFUSAL:

	G1 – detrimental to highway safety.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Outline is sought for 3 holiday lets within the AONB.  The application is made with all matters reserved for future submission with just a red edge around the agricultural building to be demolished and land to its rear.  In planning policy terms RT1 promotes and supports development for tourism facilities as a matter of principle.  The criteria to pay particular attention to are whether the proposal is physically well related to an existing group of buildings, whether it would undermine the visual amenities of the area and its likely effects on highway safety.  The site is well related to existing built form but there are problems associated with the access to the site.  Given the application is in outline only, I am of the opinion that the principle of usage is acceptable but given the reservations of the County Surveyor it should be resisted on highway grounds.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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