
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2010/0269/P

	Development Proposed:
	New dwelling for use as holiday accommodation at Kitchens Farm, Bashall Eaves, Clitheroe, Lancashire, BB7 3NA.


	CONSULTATIONS: Parish/Town Council

	Parish Council – The Parish Council cannot see that a new-build house on Greenfield could be permitted under current Ribble Valley planning rules and hence opposes this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (LCC) – No observations or comment have been received within the 21-day statutory consultation period.


	CONSULTATIONS: Additional Representations

	One additional representation has been received from the adjacent neighbour who wishes to object for the following reasons;

· Impact on highway safety, during construction and following completion of the development,

· Impact on pedestrian safety,

· Impact on A.O.N.B.

· Due to the position of the building, it will be visually intrusive to both myself and the streetscene,

· Due to height in relation to my property, it is considered excessive,

· Change in nature of the landscape if approved,

· Is there a need for more holiday accommodation in the area?



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy RT1 – General Recreation and Tourism Policy.

Policy H2 – Dwellings in the Open Countryside.



	POLICY REASONS FOR REFUSAL:

	Given the size, scale, massing and location of the scheme, it is considered to be an incongruous feature, detrimental to the visual amenity of the area, prejudicing the aims and enhancement of the A.O.N.B.  For these reasons the scheme is considered at variance with Policies G1, G5, ENV1, RT1 and H2 of the Districtwide Local Plan.



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

	The site in question sits in-between two properties, Oakfield House and Kitchens, on land owned by the Applicants who are based at Kitchens Farm, located further east of the site. The site is open agricultural land currently accessed by the Applicant from the rear, and is separated from the adjacent highway by an existing dense hedgerow and a number of trees. This application seeks permission for the erection of a two storey, three-bedroom property to be used as holiday let accommodation. The permission also includes the formation of an entrance to the site off the adjacent highway, and the creation of a parking area to the side of the property.

Policy RT1 of the Districtwide Local Plan states that permission will be granted for proposals which extend the range of tourism and visitor facilities in the Borough subject to the following criteria being met;

1. Not conflicting with other plan policies,

2. Being physically well related to an existing settlement or village,

3. Suitable design not undermining the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design,

4. Well related to the existing highway network, and not generate additional traffic movements of a scale or type likely to cause undue problems, and

5. The site being large enough to accommodate the necessary parking and service areas.

With regards to Criterion 5, the site itself is large enough to accommodate both a building and the necessary parking and service areas, however the key issues to consider with this application relate to those indicated under Criterion 1 to 3. In considering the stipulations of Criterion 4, whilst I do not have the benefit of advice from the LCC Traffic and Development Engineer, in considering the surrounding highway network and given the proposal is for one unit only, I do not consider the numbers of traffic expected will generate any significant highway safety concerns.

In assessing the proposal against the detail within Criterion 1 to 3, it also important to consider the advice contained within Policies G5 and ENV1, which state the following,

· G5 – Outside the main settlement boundaries and the village boundaries, planning consent will only be granted for small scale developments which are small scale tourism developments subject to RT1, with the Policy recognising the the need to protect the countryside from inappropriate development.

· ENV1 – The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced, and development will also need to contribute to the conservation of the natural beauty of the area. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of the development will be important factors in deciding planning applications.

On this basis, whilst the site is considered sufficiently related to the hamlet of Bashall Eaves (approx. half a mile away) and the village of Waddington (approx. one and a half miles away) to comply with Criterion 2, the proposal is not considered to comply with the provisions of Criterion 1 and 3 for the following reasons. The building proposed for use as a holiday let is considered excessive in size for the purpose (effectively creating a large two storey property contrary to Policy H2 of the Local Plan), and in considering its scale, massing and location in relation to both the adjacent properties and the streetscene, its approval would thus create a dominant incongruous building, visually detrimental to the setting and character of the A.O.N.B. In addition, the creation of the new entrance to the site will result in the loss of a large section of historic hedgerow at this location which will not only open the site up further but will also be visually detrimental to the character of the streetscene at this location, contrary to the provisions of ENV1.

Therefore, it is considered that due to the prominence, dominance and incongruent siting of the proposed building within the Forest of Bowland A.O.N.B. its approval would be considered harmful and detrimental to both the visual amenity of the area, and the application is recommended accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 11/12/2009





TELEPHONE CLLRS:  YES / NO
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