
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2009/0449

	Development Proposed:
	Proposed three bedroomed detached house in the garden area to the side of the existing dwelling at Manor House, Copster Green.

	CONSULTATIONS: Parish/Town Council

	Salesbury Parish Council – Would like to bring the objections of local residents to the above application to the attention of RVBC:

· We are concerned that the area around Copster Green (and the site of the application) is becoming over developed both for the size of the locality and the immediate infrastructure that Copster Green and Salesbury has.

· Copster Green is undoubtedly a beautiful and scenic place, over development will be detrimental to this and lead to a loss of character.

· The majority of access routes around Copster Green are unadopted ‘dirt tracks’ and accordingly we are concerned about the damage a family home (with two or more cars) will have to the access routes.

· There is currently damage being sustained to the Common land in the immediate vicinity to the proposed site, a further dwelling may only serve to increase the damage caused.

· The proposed dwelling appears to be very close in proximity to Green House Farm. We have concerns over privacy and a reduction of light in to Green House Farm.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor – LCC – Recommends refusal of the application on highway safety grounds. The applicant has shown two off street parking spaces within land to the front of the property. However, this does not provide for any manoeuvring space that would allow vehicles to enter and exit the site in a forward gear, as such vehicles reversing to and from the highway are a hazard to other road users.

	CONSULTATIONS: Additional Representations

	11 letters of objection have been received, details of which are as follows:

· Adequacy of parking/loading/turning and subsequent effect on highway safety

· Traffic generation resulting in cars parking on the green subsequently damaging the common land and blocking accesses.

· Layout and density of buildings – the plot of land is too small for another house and too close to adjoining properties. 

· Loss of light / overshadowing and noise

· Overlooking / loss of privacy

· Intrusive and gross over-development to the street scene resulting in the detrimental impact of the visual amenity of the area

· A further loss of private garden area

· An existing tree is to be removed and the strip of green in front of the stone wall which will be demolished to create a driveway is common land and should not be removed.

· The effect of the proposal upon access to farmland via the road in front of the proposed development



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 – Settlement Strategy

Interim SPG Housing

Policy DP7 – Promote Environmental Quality – Regional Spatial Strategy (RSS) 2008

	POLICY REASONS FOR REFUSAL:

	Policy G1, G4, Interim SPG Housing, Policy DP7 – The proposal by virtue of its scale and location would result in an incongruous, additional building to the detriment of both, residential and the visual amenity of the area.

The proposal is contrary to Policy G1 of the Districtwide Local Plan in that it would lead to conditions to the detriment of highway safety.

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

	The proposal is for a detached two-storey three bedroomed property to be sited within the garden area of an existing dwelling, Manor House. The site is on the eastern side of the green within the identified settlement boundary of Copster Green. Properties to either side are detached and to the rear is a detached farmhouse.

Approx. dimensions of the site are approx. 21.5m deep and approx. 13.5m wide. Approximate dimensions of the proposal are approx. 10m x 8m x 7.5m in height to the ridge constructed of stone to the front elevation with a rendered finish to the rear and side elevations, a blue slate roof with upvc windows and doors. The proposal also includes the provision of off-road parking to the front elevation by the removal of part of the existing stone wall to the frontage as well as an existing tree and the erection of an approx. 2m high fence between the proposal and Manor House as a continuation of the stone wall.

With regards to the principle of development, in Planning Policy terms the site is contained within the settlement limit of Copster Green as defined by the adopted Ribble Valley Districtwide Local Plan and is thus governed by Policy G4 of the Plan. The site would also be deemed as an ‘in-fill’ plot between two existing properties and therefore, in principle, the development accords with Policy G4 of the adopted Districtwide Local Plan and the Council’s SPG on Housing.

Matters of design and the impact upon visual and residential amenity are appropriate in the determination of this application.

With regards to the design the Interim SPG on housing states that “the council will look for schemes to…focus on the quality of places and environments being created”. I consider that the design of the proposal is in-keeping with surrounding properties and mirrors that of the adjacent property The Stone House.

However it is the size of the proposal in relation to the plot size that is of concern. Policy G1 of the Districtwide Local Plan states that ‘the density, layout and relationship between buildings is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings’’ and that “developments should not adversely affect open breaks which contribute to the identity of the plan area “. Whilst the amount of amenity space could be argued to be a personal choice, I am concerned that the size of the proposal on this parcel of land would result in a cramped appearance to the visual detriment of the area. This is also exacerbated by the fact that the land in question is raised by approx. 0.5metres from that of the adjacent property The Stone House and that Manor House is approx. 6.2 metres to the ridge. As a result the property will be visually prominent within the street scene.

I also consider that this in-fill development will have a detrimental impact upon the openness of the local area. Interim SPG on housing states “the Council will also expect proposals to reflect the character of the local area, respecting local distinctiveness in terms of design, layout (including open space) and materials”. At present views on approach to the eastern side of the green and especially those from Lovely Hall Lane adjacent to Lovely Hall looking north-west towards Copster Green demonstrates the current open aspect of Copster Green and that the introduction of further development on this site will result in the loss of this positive feature.

Policy DP7 of the North West Regional Spatial Strategy ‘Promote Environmental Quality’ states that “environmental quality should be protected and enhanced, especially by:

· understanding and respecting the character and distinctiveness of places and landscapes

· ensuring that development respects its setting

· maintaining and enhancing the tranquillity of open countryside and rural areas

I therefore consider with regards to visual amenity that currently the garden area to the side of Manor House is a positive feature adding to the local distinctiveness of the area and that the introduction of built form to this site will result in an incongruous feature, which will be detrimental to the visual amenity of the area.

Turning to residential amenity the proposal is to be sited between both the applicants, the adjacent detached property and the detached farmhouse to the rear. The distances between the two existing properties to the side would be approximately 1m and 1.5m respectively and to Greenhouse Farm to the rear approx. 7 metres. It is considered that this coupled with the size of the dwelling on this small plot is over intensive resulting in the proposal having an oppressive and overbearing impact upon neighbouring residential amenity and also contributing to loss of light.

Lastly with regards to highway safety the County Surveyor objects to the application on the grounds that there is inadequate manoeuvring space that would allow vehicles to enter and exit the property in forward gear thus resulting in a hazard to road users.

I therefore recommend that planning permission be refused for the above reasons.

	RECOMMENDATION: That permission be refused.
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