
DELEGATED ITEM FILE REPORT - REFUSAL
	Ref: AB
	

	Application No: 
	3/2014/0834

	Site:
	Stonecroft, Rimington Lane, Rimington, BB7 4DS

	Development Proposed:
	Proposed new dwelling off Back Lane to the rear of Stonecroft Rimington

	Target:
	18th November 2014

	CONSULTATIONS: Town/Parish Council

	Parish Council: The Parish Council have two concerns and until these are resolved they must be considered as objecting to this application

· the PC requires reassurance that the ancient dry stone wall between no.1 Carrs Croft and Stonecroft will not be removed and that when the site is excavated as shown on the plans provision will be made to support the wall which cannot simply be left at the top of a 4-5 “cliff” of soil i.e. the intention is to build a retaining wall.

· The proximity of the proposed bungalow to Oaklands also gives concern. Oaklands has windows which will face the new development and a small garden at the side of the house. There is no question that there will be a loss of aspect and it seems highly likely that there will be an adverse effect on the light falling on the garden and the side of the house.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Archaeology: I have checked our records and there are no significant archaeological implications
Electricity North West: We have considered the above planning application submitted on 3/10/14 and find it could have an impact on our infrastructure. The development is shown to be adjacent to or affect Electricity North West operational land or electricity distribution assets. Where the development is adjacent to operational land the applicant must ensure that the development does not encroach over either the land or any ancillary rights of access or cable easements. If planning permission is granted the applicant should verify such details by contacting Electricity North West, Estates and Wayleaves, Frederick Road, Salford, Manchester M6 6QH.
LCC Highways: The applicant needs to demonstrate the details of parking including dimensions to satisfy the Highway Authority of provision of parking of two vehicles off the road in a safe manner. In addition, a vehicle turning area should be provided within the curtilage of the property to allow vehicles to exit the site in forward gear position. Any structure (wall/fence), hedge, vegetation to the highway frontage (Back Lane) shall be reduced to 1m from the crown of the adjacent road (Back Lane) and shall be maintained accordingly to facilitate the visibility on the road. The applicant shall provide the facility of wheel wash within the site by which means the wheels of vehicles may be cleaned before leaving the site. Based on the above observations, it is necessary to amend the layout accordingly. 
United Utilities: In accordance with the National Planning Policy Framework and Building Regulations, the site should be drained on a separate system with foul water draining to the public sewer and surface water draining in the most sustainable way. United Utilities will have no objection to the proposal and therefore request no conditions are attached to any approval.


	CONSULTATIONS: Additional Representations

	One objection has been received from the occupiers of Oaklands relating:

· loss of daylight

· overbearing impact

· loss of privacy
· the design is out of character with surroundings

· dwelling is disproportionate to the size of the plot



	RELEVANT POLICIES:
Ribble Valley Districtwide Local Plan 
Policy G1 - Development Control.

Policy G4 – Remainder of the settlements
Policy T1 - Development Proposals

Policy ENV13 – Landscape Protection

The Core Strategy submission version as proposed to be modified 
Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations
Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape and Townscape Protection
National Planning Policy Framework (NPPF)

	

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

	This outline application relates to the erection of a detached bungalow on land to the rear of Stonecroft, Rimington Lane, Rimington. The application site is located within the settlement boundary of Rimington and currently forms part of the rear garden of Stonecroft which faces onto Rimington Lane. The site is ‘L’ shaped and has a maximum width of 19m and a length of around 25m. The proposed dwelling would face Back Lane where the immediate area is characterised by a variety of dwellings in a range of designs. To the north of Back Lane is open countryside. This is an outline application and, therefore, the main consideration in determining the application is the principle of locating a dwelling in this location.
In assessing the proposal it is imperative to establish whether, in principle, the development would be considered acceptable in light of current and emerging policy considerations whilst fully considering the proposal against the aims and objectives of the National Planning Policy Framework (the Framework). Planning law requires applications to be determined in accordance with the development plan unless material considerations indicate otherwise. The Framework is one such material consideration
The Council is currently progressing from the Districtwide Local Plan (DWLP) to the Core Strategy. In respect of emerging local plans, paragraph 216 of the NPPF advises that weight may be afforded to relevant policies in emerging plans according to: 

· the stage of preparation of the emerging plan (the more advanced the preparation, the greater the weight that may be given) 

· the extent to which there are unresolved objections to relevant policies (the less significant the unresolved objections, the greater the weight that may be given); and 

· the degree of consistency of the relevant policies in the emerging plan to the policies in this Framework (the closer the policies in the emerging plan to the policies in the Framework, the greater the weight that may be given). 

The Core Strategy was submitted to the Secretary of State for Examination in September 2012 with the formal Hearing Sessions of the Examination in Public (EiP) taking place between 14 and 22 January 2014. Following those sessions it was considered that a series of Main Modifications be made for the purposes of soundness with those proposed Modifications out for a six week consultation period from 25th July to 5th September 2014. Whilst the principles of development still remain in the first instance to be assessed against the provisions of the NPPF (due to the fact the Core Strategy has not yet been adopted) it is considered the plan is at an advanced stage in the plan making process and the policies within the Core Strategy must therefore be afforded some weight.
Paragraph 47 of the Framework requires LPA's to ‘boost significantly the supply of housing and to maintain five years’ worth of housing supply against their requirements’. Further, it states that ‘the relevant policies for the supply of housing should not be considered up-to-date if the local planning authority cannot demonstrate a five-year supply of deliverable housing sites’. The Council is currently in a position to identify a five year supply of housing sites in accordance with the Development Strategy of the emerging Plan. An annual figure of 280dpa is put forward in the Proposed Main Modifications to the Core Strategy and this has also been adopted for Development Management purposes. The latest position (30 June 2014) is that the Council is able to demonstrate a 5.10 year supply using the Sedgefield method of calculation. As such, the relevant policies for the supply of housing in the emerging Core Strategy are applicable.
The Development Strategy put forward in Key Statement DS1 of the Core Strategy as proposed to be modified (Main Modification 21 & 25) seeks to direct the main focus of new house building to the Strategic Site, the Principal Settlements of Clitheroe, Longridge and Whalley and Tier 1 villages which are considered the more sustainable of the 32 defined settlements. It further proposes that in the remaining 23 Tier 2 villages (including Rimington) development will need to meet proven local needs or deliver regeneration benefits. This application proposes the erection of one new open market dwelling on garden land and, as such, it is considered that the proposal does not meet the criteria above. 
The social role of the NPPF seeks to support communities by providing the supply of housing required to meet the needs of the present and future generations and by creating a high quality built environment. It has been determined that the outstanding housing requirement will be directed to the Strategic Site, the Principal Settlements of Clitheroe, Longridge and Whalley and Tier 1 villages and that in Tier 2 villages and the open countryside residential development will be restricted to specific categories – none of which apply to this particular proposal. Regards to the economic role of sustainable development, this application is for one dwelling and, as such, its contribution is limited. Whilst the proposal accords with the economic dimension of the NPPF, its location in one of the 23 less sustainable villages means the benefits are not so significant in this respect to outweigh the Development Strategy of the emerging Plan.
The Framework (para.55) states that ‘to promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities.  For example, where there are groups of smaller settlements, development in one village may support services in a village nearby. Local planning authorities should avoid new isolated homes in the countryside unless there are special circumstances such as: 
· the essential need for a rural worker to live permanently at or near their place of work in the countryside; or 
· where such development would represent the optimal viable use of a heritage asset or would be appropriate enabling development to secure the future of heritage assets; or 
· where the development would re-use redundant or disused buildings and lead to an enhancement to the immediate setting; or 
· the exceptional quality or innovative nature of the design of the dwelling. Such a design should:
· Be truly outstanding or innovative, helping to raise the standards of design more generally in rural areas. 
· Reflect the highest standards in architecture 
· Significantly enhance its immediate setting; and
· Be sensitive to the defining characteristics of the local area. 
Whilst the NPPF does not define ‘isolated’, accessibility to local services is a key component of sustainable development. Hence, whilst the site is not isolated in that it is next to existing dwellings, these dwellings are isolated in respect of accessibility to local services. The proposed dwelling would be located in the Tier 2 village of Rimington where facilities are limited Future occupants would be reliant on the private car to access facilities in Chatburn or Gisburn and would need to travel further to access the range of services in the principal settlements of Longridge, Clitheroe and Whalley. There is a bus service that operates between Nelson and Clitheroe (No.7A) however this service operates every two hours Monday-Saturday only and the first services (09.01 to Clitheroe and 10:53 to Nelson) would be insufficient for most commuters.  

It is considered dwelling fails to reflect or embody the ‘highest standards in architecture’ and therefore could not be considered to be ‘truly outstanding or innovative’ by virtue of its external appearance or design. No detailed information has been submitted to accompany the proposal that eludes to any special circumstances noted in the NPPF. It is therefore considered that the proposal fails to meet any of the criteria contained within paragraph 55 for it to be considered as an ‘exception’ in terms of isolated dwellings.
Properties in the area consist of one and two-storey detached dwellings in a range of designs. In terms of materials, the proposed dwelling would be faced in stone and white painted render, slate roof tiles and white painted timber window frames and doors. These materials are considered to be in keeping with and sympathetic to the locality and reflect materials used on other properties in the vicinity. However, the dormers proposed on the front elevation are not common features and would not harmonise with the wider locality. In addition, dwellings fronting Back Lane are generally set back from the carriageway and are set within medium to large plots. The application dwelling is set within a small plot with the front elevation around 7m from Back Lane. Due to its proximity to the carriageway the dwelling would be visually prominent and would appear too large for this small plot of land. Furthermore, no structure, hedge, or vegetation is proposed to the highway frontage which would serve to exacerbate the prominence of the dwelling from Back Lane resulting in harm to the rural character and setting of area. 
It is noted that the application site slopes steeply down towards back lane and at its boundary with Back Lane exists a stone wall and a land level change of around 1m. As such the proposed development would result in the excavation of a significant amount of material and would require the use of retaining walls to the rear of the house and at its boundary with no.1 Carr Croft. This would lead to the loss of traditional stone walls on the northern and eastern boundaries of the site and would not accord with Core Strategy Policy DME2 which states that ‘development proposals will be refused which significantly harm important landscape or landscape features including traditional stone walls’. In the interest of highway safety a vehicle turning area should be provided within the curtilage of the property to allow vehicles to exit in a forward gear. Satisfactory details of off-street parking provision and of turning facilities within the site to enable vehicles to enter and leave in forward gear have not been provided.
In terms of its impact of the amenities of neighbouring occupiers, the proposed dwelling would be located approximately 7m from the neighbouring property to the west, Oaklands. The dwelling would measure 8.2m x 10.2m and would have a height of 6.7m. There are no windows proposed on the elevation facing Oaklands. However, there are secondary windows to habitable rooms on the elevation of Oaklands facing the proposed development. It is considered that there would be a loss of outlook and direct light to the habitable room windows on this side as a result of the mass and proximity of the proposed dwelling. This would have a detrimental effect on the amenities which the occupiers of this neighbouring property could reasonably expect to enjoy, in particular due to loss of light and overbearing impact.
In conclusion, the proposal, by reason of its location in an isolated village with no local facilities, would increase reliance on the private car to access local facilities and the harm that would arise would significantly and demonstrably outweigh the benefits of the proposal.  The proposal conflicts with Key Statement DS1 – Development Strategy of the emerging Core Strategy, which seeks to direct the main focus of new house building to the Strategic Site, the Principal Settlements of Clitheroe, Longridge and Whalley and Tier 1 villages and the NPPF which states that local planning authorities should avoid new isolated homes in the countryside. In addition, the design of the proposed development would not harmonise with the wider locality, would facilitate the loss of a landscape feature, and would result in a cramped and visually prominent that would cause harm to the amenities of neighbouring occupiers. I therefore conclude that the proposal does not comprise sustainable development and is contrary to Policies G1, T1 and ENV13 of the Ribble Valley Districtwide Local Plan, Key Statements DS1, DS2 and DMI2 and Policies DMG1, DMG2, DMG3 and DME2 of the Ribble Valley Core Strategy Submission Version as proposed to be modified and the National Planning Policy Framework.


	SUMMARY REASONS FOR REFUSAL
The proposal, by reason of its location in an isolated village with no local facilities, would increase reliance on the private car to access local facilities and the harm that would arise would significantly and demonstrably outweigh the benefits of the proposal. In addition, the design of the proposed development would not harmonise with the wider locality, would facilitate the loss of a landscape feature, and would result in a cramped and visually prominence addition.  


Ribble Valley Borough Council  











DATE INSPECTED: 14/10/2014











Note: This report needs to be read in conjunction with the Decision Notice.








