
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/CMS

	Application No: 
	3/2009/0815/P

	Development Proposed:
	Single dwelling and detached two car garage at the caravan site next to Romani, Longsight Road, Clayton-le-Dale

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has informally expressed no objections in principle to the development.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H2 - Dwellings in the Open Countryside.



	POLICY REASONS FOR REFUSAL:

	G5, ENV3, H2 – creation of a new dwelling in the open countryside with insufficient justification to the detriment of visual amenities. 



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

	Outline consent is sought for the erection of a two-storey dwelling with detached garage on a parcel of land to the north of the A59.  Detailed matters of access are submitted at this time for consideration.  The site is outside any defined settlement limit lying within land designated open countryside in the Ribble Valley Districtwide Local Plan.  The land is presently used for the storage of touring caravans with a dwelling to its south-west and public house, car park and beer garden to its north-east.  The site has a gentle slope away from the A59 with the proposed house being set back approximately 16m from the car park to the public house.  A detached garage would be provided on the boundary with the car park with a parking/turning area formed within the proposed curtilage area.  The dwelling would be positioned so that its front building line was level with the rear building line of the property named Romani to its south-west.

In assessing the appropriateness of this development, it is important to have regard to the settlement strategy of the Districtwide Local Plan.  Saved Policy G5 is applicable to this site as it lies outside any defined settlement boundary and the policy provides for small scale uses subject to a number of set criteria.

In respect of housing, it clearly states that this should be local needs housing.  Policy H2 of the plan concerns itself with residential development outside settlement boundaries and again outlines that this should be either essential for agriculture/forestry workers, local needs housing or the appropriate conversion of buildings to dwellings.  The scheme put forward here would not meet any of these criteria being a new build scheme for market housing – no information having been submitted regarding local needs or draft Section 106 in support of the application.  Thus in principle, I must conclude that the scheme is contrary to the provisions of the Districtwide Local Plan.

Having regard to the requirements of Policy G1 of the Plan, I am mindful of the site’s relationship with surrounding land uses and matters of highway safety.  I am of the opinion that a dwelling in this location would not, in principle, significantly impact on neighbouring land uses but detailed consideration would need to be given to any scheme that provided details of window openings in order to give detailed observations on matters of privacy.

In respect of highway safety I am guided by the observations of the County Surveyor who has informally commented that he raises no objection in principle to the development.

Whilst I note the content of the submitted design and access statement regarding residential development over caravans manoeuvring on to the A59 I do not consider this overrides established policy.  Caravans sit relatively low in the landscape whereas a two storey dwelling as proposed here would have a significantly different impact on the landscape.  Thus concerns are expressed over the visual impact of the built form proposed.

Therefore having regard to the above I am of the opinion that the development would not be in accordance with the settlement strategy of the Districtwide Local Plan and would increase built form along the A59 corridor thereby consolidating the ribbon of development to its northern side to the detriment of the visual amenities of the area.  For these reasons I recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 29 OCTOBER 2009





TELEPHONE CLLRS:  YES / NO
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