
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/CMS

	Application No: 
	3/2007/1105/P

	Development Proposed:
	Construction of three holiday cottages, change of use of outbuilding to holiday cottage and alterations to dwelling at Smithy Garage, Tosside.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposed access arrangement is not satisfactory and I therefore recommend refusal.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	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



	POLICY REASONS FOR REFUSAL:

	G1 – Highway safety.

G1, ENV1, RT1 and Policy 20, JLSP – Inappropriate design to detriment of visual qualities of AONB.



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

	This application details the redevelopment of the former Smithy Garage Site within the AONB in Tosside.  There is presently a two storey dwelling on site with attached single storey structures and a detached outbuilding within the curtilage.  The plans denote works to the house namely the provision of a pitched roof to the flat roof dormer type addition on the front elevation and pitched roofs to existing single storey side and rear elevations.  I am of the opinion that these works would represent an improvement to the existing dwelling and would not significantly harm the visual qualities of the AONB.  The remainder of the scheme concerns itself with the demolition of the attached single storey structures and replacement by three two-storey holiday lets and the conversion of the detached outbuilding to holiday lets.  With regard to the latter the conversion would involve the reconfiguration of some existing openings in the structure but I do not consider that these works would detract from the visual amenities of the area.  However, I do have concerns over the visual impact of the terrace of three units.  Overall approximate dimensions this new build element are 15.5m x 8m x 6.5m to the apex of its pitch, constructed of a random stone front elevation with render to gables and rear under a blue slate roof.  These works would be set approximately 3.7m forward of the front building line of the dwelling and have an overall ridge height of approximately 500mm above it.  These factors mean that the development would dominate the existing structures on site.

Having regard to the detailed design it should be remembered that this is a site within the AONB where there is a responsibility to ensure that any development makes a positive contribution to the area.  This scheme would produce a rendered rear and gable elevations with an excessive regimented pattern of window openings.  I am of the opinion that it is of a design more akin to a modern housing development and not a rural location such as this.  Similarly whilst recognising that there are buildings of various materials within the village, I consider more stonework should be introduced into the design.  Therefore in design terms I conclude that the fenestration detailing shown is not appropriate to this location and would do little to enhance the visual qualities of the AONB.

Finally regard should be had to matters of highway safety and it is evident from the observations of the County Surveyor that by maintaining the existing access location and the ex post office structure, there is a very substandard sightline to the west onto the B6478 Wigglesworth road.  Regardless of the number of properties all split between residential and holiday lets, the proposed access arrangement is not acceptable.

Thus having regard to all the above factors, I am of the opinion that the scheme should be refused on highway grounds and due to the inappropriate design of the scheme which would prove detrimental to the visual qualities of the AONB in which it is set.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














