
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/JS

	Application No: 
	3/2007/0475/P

	Development Proposed:
	Erection of Fisherman’s lodge/cabin (17 sq.m.) and provision of off-road hardstanding parking area (75 sq.m.) immediately adjoining access entrance gate (for personal use only) for Wayne Fyles.

	CONSULTATIONS: Parish/Town Council

	Balderstone Parish Council – The Parish Council wish to object to the above mentioned planning application on the following grounds;

· Conflicts with Policy RT1, section 7.2.1 iii) in that the siting of the proposal is inappropriate on farmland and will undermine the character, quality and visual amenities of this part of Jackson’s Bank Road,

· And conflicts with section 7.2.4 in that the proposal does not make use of existing buildings,

· Visible from the public highway to the detriment of the area,

· Issues regarding maintenance and security of the site as the applicant is not local to the area,

· May attract unwanted visitors that may cause nuisance to local residents.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	One letter of objection has been received, with the main points made being:

· Concerns regarding stability of the site as it is close to an area that has recently slipped into the river,

· The proposal is for personal use only, however there is sufficient space to park on the roadside and as he needs a vehicle to get to the site from Simonstone, there is no need for a lodge,

· We believe the motive for this to be passed then in future apply for a dwelling, and

· There is no right of access from the road, as the previous owner made the entrance without permission.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy ENV12 – Ancient Woodland

Policy RT1 – General Recreation and Tourism Policy.



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, ENV3 and RT1 – adverse impact on visual amenity.



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

	The application seeks planning permission for the erection of a fisherman’s lodge/cabin (17 sq.m.) and provision of an off-road hardstanding parking area (75 sq.m.) immediately adjoining access entrance gate (for personal use only). Access to the site is from the south of the field off Jackson’s Bank Road, Balderstone and the land on which the development is proposed is classed as agricultural and lies within open countryside as defined by the Ribble Valley Districtwide Local Plan (adopted June1998).

The site itself is isolated and more than a mile and a half from the nearest village boundary, that of Osbaldeston, and as such the proposed hardstanding and fisherman’s cabin/lodge will appear as a large, alien and urban intrusion in the open countryside (more specifically the area of hardstanding) and will be clearly visible from the surrounding countryside and from the adjacent highway. Policy ENV3 notes that “Development will be required to be in keeping with the character of the landscape area and should reflect local vernacular, scale, style, features and building materials.” In addition it notes that “Whilst the Borough Council has no wish to unnecessarily restrict development it is essential that only development which has benefits to the area is allowed. The Council will ensure the protection and enhancement of those areas outside both the AONB and areas immediately adjacent to it with an approach to conservation which gives a high priority to the protection and conservation of natural habitats and traditional landscape features.” Policy RT1 states that “The Borough Council will approve development proposals which extend the range of tourism and visitor facilities in the Borough subject to the development not undermining the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design.”

As such, the visual impact of the proposal is considered to be unacceptable and contrary to Local Plan Policy, and the application is recommended accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 18/06/2007





TELEPHONE CLLRS:  YES / NO


DATE:














