
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2009/0254/P

	Development Proposed:
	Erection of an oak framed two bay garage to north east of the dwelling at Old Malleys, Straits Lane, Read

	CONSULTATIONS: Parish/Town Council

	Parish Council – Make the following observations:

· The design of the fabric of the building is not in keeping with, and prejudicial to, the environment and amenity of the surrounding area.  It is unsympathetic to neighbouring properties in relation to its prominent location at the junction of Straits Lane, Whins Lane and Turner Fold.

· In relation to the previous planning history of the site, the proposed location of the building is inappropriate. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No representations have been received by this Council but a letter was sent to the Parish Council who have forwarded a copy for information.  The letter is in favour of the application and makes reference to the quality of workmanship of the stone walling on site.  They consider the entrance to the garage proposed here to be safer than that for the site of the garage approved adjacent to the property.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, ENV3 – detrimental to visual amenity. 



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

	This application details the erection of an oak framed two bay garage with approximate dimensions of 8.5m x 7m x 4.9m in height.  The land on which the building is to be sited lies to the north east of Straits Lane forming what can best be described as an island surrounded by Straits Lane, Turner Fold to its east and Whins Lane to its immediate northern boundary.  The applicant’s dwelling is set to the other side of Straits Lane with both parcels of land lying outside the identified settlement limit within land designated open countryside.  The application has been submitted on householder forms with a covering email from the applicant’s agent stating that his client believes the land to be within the residential curtilage of Old Malleys as this area is shown in the property’s deeds as falling within the red line and is labelled as garden.  However, I cannot find any planning history for this land that would back up their claim that this is residential curtilage.  Thus, for the purposes of determining this application the land is not treated as curtilage.

Works have been ongoing on the site in order to restore crumbling dry stone walls with the land comprising part gravel and part grass land.  The garage will be sited on the gravel section.   Whilst the works undertaken to date have been extensive and change the appearance of the land, the open nature of the land remains.  This scheme would introduce built form in an area currently devoid of structures.  Policy G1 of the Local Plan outlines criteria to be applied in determining applications such as this, in particular, developments should be sympathetic to existing and proposed land uses in terms of size, intensity and nature and the density, layout and relationship between buildings is of major importance, particular emphasis will be placed on visual appearance and the relationship to surroundings as well as the effects of the development on existing amenities. 

It is the impact on the openness of this parcel of land that is a key consideration in the determination of this application.  When approaching the site from the west on Whins Lane there are clear open views across the site with the land offering visual relief between the two roads of Whins Lane to the rear and Straits Lane to its frontage.  The introduction of a building in this location would detract from the visual amenity of the area, impacting adversely on the current relationship between roads, open land and dwellings.  The structure here would appear as a isolated feature in the street scene and prove to be out of keeping with its immediate environs.  In the interest of safeguarding the amenities of the wider area it should thus be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 21 APRIL 09





TELEPHONE CLLRS:  YES / NO


DATE:














