
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/CMS

	Application No: 
	3/2012/0873/P

	Development Proposed:
	A retrospective application for a concrete base and a new application for the installation of a paper recycle skip adjacent to an unadopted road/lane to the rear of Alston Lane RC Primary School at Alston Lane RC Primary School, Preston Road, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to this application on highway safety grounds.

Environment Agency - No objections subject to certain technical requirements.

	CONSULTATIONS: Additional Representations

	The CPRE has expressed an objection to the proposal on the grounds of the visual impact of the container due to its very prominent siting.

A total of three letters have been received from two local addresses.  The letters contain a significant amount of information that is not strictly relevant to the consideration of this application.  Objections to the proposed development, however, are made on the following grounds:

1.
Visual amenity – the proposed container would immediately adjoin an unadopted country lane that is also a public footpath (no 122).  It will be an inappropriate feature on an otherwise unspoilt country lane.

2.
Highway safety – such a large container immediately adjoining the public right of way that is used by all church and school traffic on a one-way system, would be detrimental to highway safety.  It would be particularly hazardous after dark on this unlit lane.

3.
The siting of the container in this location would increase the amount of traffic driving over the grass verge on the opposite side of the land, destroying the wild flowers and traditional grasses.

4.
Noise nuisance to nearby residents caused by the wagon that would empty/replace the container. 



	PTO

	RELEVANT POLICIES:

Ribble Valley Districtwide Local Plan

Policy G1 – Development Control

Policy ENV3 – Development in the Open Countryside.

Core Strategy 2008/2028 a Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV3, DMG1 and DME2 – Incongruous and over prominent feature to the detriment of visual amenity.

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

	The application is submitted by the Diocese of Lancaster.  It relates to a relatively small area of grass verge adjoining an unadopted land at the rear of Alston Lane Roman Catholic Primary School.  The grounds of the school, Our Lady and St Michael’s RC Church, the Presbytery and the car park that serves both the school and the church are outlined in blue on the submitted plans as land also within the applicants ownership.

In August 2012, a concrete base measuring 3.15m x 2.64m was laid on part of the grass verge at the rear of the school.  Through investigations by the Council’s Enforcement Officer it was established that this was intended to extend to extend an existing hard surface in order to provide the base upon which an enclosed steel recycling skip was to be sited.  The skip in question (that is presently situated within the grounds of the Presbytery) has dimensions of 4.03m x 2.36m.  It is 2.2m high and is dark green in colour.  It is a fully enclosed skip with a door for loading and emptying in one end.

This application therefore seeks permission retrospectively for the formation of the base, and permission for the permanent siting upon it of the recycling skip.  The base is presently being used for the siting of 2 small plastic recycling containers on wheels.  Whilst the formation of the base without planning permission is unfortunate, if it were to be used for small recycling containers of that type, it would not have a particularly unduly detrimental effect on the appearance of the locality.

Permission is sought for the siting on the base of a much larger container.  An examination of relevant case law confirms that, although not structures as such, the permanent siting of containers of this size has been found to represent development for which planning permission is required.

In this particular case, it is considered that, by virtue of its size and its permanent siting, the proposed container would represent an over prominent and incongruous feature at the side of this country lane and would therefore be detrimental to the appearance and character of the locality.  It is considered that this represents a sustainable reason for refusal of the application (especially as there are less prominent and more appropriate positions available for the siting of the container on land within the applicants ownership.

Objections on highway safety grounds have been raised by local residents.  The County Surveyor, however, has confirmed that he has no objections to the application on this ground.  I have no reason to question the County Surveyor’s specialist judgment on this application.  There is therefore no justification for a reason for refusal relating to highway safety.

The application should therefore be refused for the single reason relating to visual amenity as explained above.  As it is the proposed container, rather than the base, that causes harm to visual amenity, I do not consider there to be any expediency for enforcement action to secure the removal of the concrete base.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 15 November 2012





TELEPHONE CLLRS:  NO
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