
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	3/2011/0893/P

	Development Proposed:
	Outline application for one dwelling situated in the old car park at Hodder Place, Stonyhurst, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to this proposal.

United Utilities – No objections to the proposed development.



	CONSULTATIONS: Additional Representations

	Two letters of support for the application have been received from nearby residents.  One of the residents considers that a sympathetically designed house on this site would look like a gatehouse or porter’s lodge that the main building at Hodder Court might have had; and that it would not be an eyesore.  

Two letters of objection have been received from nearby residents.  The grounds of objection expressed in the letters are summarised as follows:

1. 
The site is not within an area designated by the Districtwide Local Plan as suitable for development.  

2. 
The site is within the Forest of Bowland Area of Outstanding Natural Beauty and hence Policy ENV1 of the Local Plan is relevant.

3. 
The site described by the applicant has ‘old car park’ has neither been designated or used as a car park; and there are no buildings or structures on this site, derelict or otherwise.

4. 
The site is opposite and in relatively close proximity to a grade II listed building and the proposal would be an incongruous sight in the neighbourhood.  

5. 
The proposal does not comply with the settlement strategy as defined in Policy G2 explanatory text, paragraph 3.2.3 and is outside any settlement boundary and therefore contrary to Policy H2.  

6. 
The proposal will adversely affect the outlook from existing residential properties.  

7. 
The proposal will adversely affect the view of the lower Hodder for walkers.



	RELEVANT POLICIES:

	Policy ENV1 - Area of Outstanding Natural Beauty.

National Planning Policy Framework (NPPF).



	POLICY REASONS FOR REFUSAL:

	Policy ENV1 and NPPF – the proposal does not represent sustainable development and would be detrimental to the visual amenities of the AONB.  

PTO.

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

	The application seeks outline planning permission (with all matters of detail reserved for subsequent consideration at reserved matters application stage).  The determination to be made therefore is whether or not the erection of a dwelling in this location is acceptable in principle.  

The policy basis against which this application should be appraised is set out in the context of national, regional and local development plan policies.  

At a national level the National Planning Policy Framework (NPPF) came into force on 27 March 2012 and states that at the heart of the NPPF is a presumption in favour of sustainable development which means that for decision making purposes that:

· 
Where the development plan is absent, silent or relevant policies are out of date, granting permission unless 

-
any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this framework taken as a whole; or

-
specific policies in this framework indicate development should be restricted.
The NPPF requires LPAs to consider housing applications in the context of the presumption in favour of sustainable development and that relevant policies for the supply of housing should not be considered up to date if the LPA cannot demonstrate a five year supply of deliverable sites.  As at 1 April 2012, Ribble Valley can demonstrate a 5.2 year supply of housing, including a 10% allowance for slippage but no detailed site adjustments for deliverability. 

It is important to note that the NPPF advocates a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits.  

The NPPF defines the three elements of sustainable development as economic, social and environmental and states that these dimensions give rise to the need for the planning system to perform a number of roles as follows:

· 
An economic role – contributing to building a strong, responsive and competitive economy, by ensuring that sufficient land of the right type is available in the right places and at the right time to support growth and innovation; and by identifying and co-ordinating development requirements, including the provision of infrastructure;
· 
A social role – supporting strong, vibrant and healthy communities, by providing the supply of housing required to meet the needs of present and future generations; and by creating a high quality built environment, with accessible local services that reflect the communities’ needs and support its health, social and cultural wellbeing; and
· 
An environmental role – contributing to protecting and enhancing our natural, built and historic environment; as part of this, helping to improve biodiversity, use natural resources prudently, minimise waste and pollution and mitigate and adapt to climate change including moving to a low carbon economy.  
This site is outside any settlement boundary defined in the Ribble Valley Districtwide Local Plan.  It is a considerable distance from any local services and is not a bus route.  If the application was considered in relation to the Local Plan, the relevant policies would be G5 and H2.  The proposal does not fall within any of the categories of development defined by those policies as being permissible in such an isolated open countryside location.  Policy ENV1 would also be applicable as the site is within the Forest of Bowland Area of Outstanding Natural Beauty.  

Continued………..

So, even if considered in relation to the policies of the Local Plan, the proposal is unacceptable in principle and would be refused.  As Policies G5 and H2, however, are considered to be out of date, the proposal falls to be determined in relation to the advice and policies of the NPPF.  

As such, the principal consideration in the determination of this application (that is in outline with all matters reserved) is whether the proposal represents sustainable development under the three dimensions defined in the NPPF.

With regards to the economic role, the erection of a single dwelling in this isolated rural location would not contribute anything to building a strong, responsive and competitive economy.  

With regards to the social role, the site is not accessible to local services that reflect the community’s needs and support its health, social, cultural and wellbeing.  

With regards to the environmental role, the site is within the Forest of Bowland Area of Outstanding Natural Beauty and is in relatively close proximity to a grade II listed building.  Due to the separation distance involved, it is not considered that a dwelling of an appropriate scale and design on this site would adversely affect the setting of the listed building.  It is, however, considered that the proposed dwelling would not ‘enhance the natural environment’.  Due to its isolated location, the occupiers of the dwelling would be dependent upon the use of a private car to access all services.  As such, waste and pollution would not be minimised and the development would not assist in the aim of moving towards a low carbon economy.  

I therefore consider that the proposal does not represent sustainable development as required by the NPPF, and should accordingly be refused for that reason.  Additionally, I consider that the proposal would have detrimental effects upon the appearance and character of the Forest of Bowland Area of Outstanding Natural Beauty contrary to the requirements of the NPPF and also contrary to Policy ENV1 of the Local Plan (a policy that is still considered to be a relevant consideration).  

The applicant has submitted a letter in support and explanation of his application in which, amongst other things, he expresses the opinions that:

1. 

Hodder Court and the two cottages down the lane represent a settlement.

2. 
This is a brownfield site.

I do not agree that this relatively small group of properties represent a settlement as they are isolated and distant from any services etc.  Although (as previously stated) the Settlement Strategy Policies of the Local Plan are considered to be out of date, paragraph 3.2.3 in the explanatory text to those policies is nevertheless considered to be worthy note in relation to this particular issue.  That paragraph is as follows:

In preparing this plan, settlements described as hamlets (ie all those not included in other categories) have not been identified on the proposals map, and have not been given development boundaries.  This is because they are not considered large enough (or considered to have significant facilities) to allow for growth.  Policies which would relate to open countryside will also apply to these hamlets. 

Even if it was accepted that this is a brownfield site, that would not supersede the fact that the development is considered to be unsustainable and detrimental to the appearance of the AONB.  Even on a brownfield site, the erection of a dwelling in this location would be contrary to the intentions of the NPPF and the requirements of Policy ENV1 of the Local Plan.

PTO

For the reasons given in this report, it is therefore recommended that planning permission be refused.  



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














