
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/EL

	Application No: 
	3/2007/0782/P

	Development Proposed:
	Proposed new dwelling on land to the rear of Hillock House, Northcote Road, Langho



	CONSULTATIONS: Parish/Town Council

	Parish Council – The Parish Council wish to object to this application as it contravenes Policy ENV4 that planning permission will not be given for erection of new buildings in the Green Belt.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to this proposal on road safety grounds, however should permission be granted he would recommend the access track be surfaced in appropriate material to prevent loose surface materials being carried onto the public highway.



	CONSULTATIONS: Additional Representations

	One letter has been receive from the adjacent neighbour at Talbot House, who raises the following points of objection;

· Siting – There is no indication as to where the dwelling will be sited, and such no indication as to how it will affect our property,

· Privacy – As we have no idea where the dwelling will be sited, we have no idea how it will affect our privacy, however we assume it will compromise our privacy and as such object,

· Access – It is stated that nobody other than the applicant owns the access, which is not correct. We own the first twelve metres of the gated and fenced track referred to on sheet six of our part of Talbot House title (see enclosed plan). There is a problem already with Mr Ashcroft and his family and associates parking on this portion of land, and we feel this will worsen significantly should the proposal be accepted,

· Character of the Neighbourhood – The distinctive cluster of three dwellings on Northcote Road will be significantly altered by this additional property, and

· Derelict Static Caravan on Site – This has been uninhabited for at least four years now, and does not have an independent water or electricity supply.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H2 – Dwellings in the Open Countryside.

Interim SPG Housing.

Alt 10 Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition.

Policy 5 – Development Outside Urban Areas - Joint Lancashire Structure Plan 2001-2016.

Policy 12 – Housing Provision – Joint Lancashire Structure Plan 2001 – 2016.



	POLICY REASONS FOR REFUSAL:

	Policy 5 and 12, JLSP, G5, H2, Interim SPG Housing, Alt 10 Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition - Unjustified Residential Development adding to existing oversupply of housing.

Proposal by virtue of its location and scale is considered contrary to Policy G1 of the Districtwide Local Plan in that it would result in an incongruous, additional building within the open countryside that would be to the detriment of the visual amenity of both the adjacent properties and on the area.



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

	Consent is sought for the erection of a two-storey property on land to the rear of Hillock House of Northcote Road, Langho. The property lies in-between the Brockhall Village Housing Estate and the A59, on land designated as Open Countryside with the Ribble Valley Districtwide Local Plan.

In assessing this scheme it is important to have regard to not only the design of the proposal and its visual impact, but also the principle of a new dwelling in this location at all. The Council now operate a very restrictive policy approach to the erection of new properties, not only in rural areas but also across the Borough, given the current oversupply of housing.  Approval of this application would add to this oversupply and should thus in principle be refused as it is contrary to the provisions of the Joint Lancashire Structure Plan which provide the most up to date guidance on housing provision. This said, I consider it is also important to look in detail at the design and in particular the proposed location of the building. The floor area of the property proposed will measure approx. 14m x 11.8m, and will be approx. 5.47m to the eaves, and approx. 7.3m to the height of the ridge, and in terms of its design, it has the visual impact of a converted barn building, both in terms of the proportions of the building and the openings proposed. Considering its location within the open countryside, this type of design would normally be acceptable in principle, however given the current collection of the existing three properties at this location, it is considered that this additional building to the rear will have a detrimental impact on the character of the area and the nearby dwellings.

In addition, aside from the above, within the application and the submitted Design and Access Statement, there is little or no proof that the existing static caravan or timber cabin on site are lawful residential units on site, and as such I do not consider that there is a lawful use on this site for residential.

For these reasons it would be to the visual detriment of the area and in itself is therefore unacceptable irrespective of objections already outlined regarding the principle of usage.  Therefore having carefully assessed all the above, I recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














