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	DEVELOPMENT PROPOSED: 
	Outline planning permission for 8 new houses including details of access, layout and scale

	AT:
	Oakleigh (Oaklea) Longsight Road Copster Green BB1 9EX

	Ribble Valley Borough Council hereby give notice in pursuance of the provisions of the Town and Country Planning Act 1990 that permission has been refused for the carrying out of the above development for the following reason(s):

	1
	The proposed residential development of this site is contrary to Key Statement DS1 and Policies DMG2 and DMH3 of the Ribble Valley Core Strategy. Approval of this application would lead to eight new dwellings within the open countryside without sufficient justification which would cause harm to the development strategy of the borough as set out in the Core Strategy, leading to unsustainable development.

  

	2
	As a result of their location, the proposed dwellings, by reason of their layout, scale and form, are considered to be incongruous features that fail to achieve high quality design that adequately reflects the local character and vernacular of this rural location. It is further considered that the access roads and extent of proposed residential curtilages, along with the likely visual impact of associated domestic paraphernalia such as sheds, washing lines, children's play equipment and fence lines, along with additional vehicles associated with the proposed dwellings, would represent an urban encroachment into the area to the detriment of the character and appearance of the defined open countryside. The scheme is thus considered detrimental to the visual amenities of the area which is contrary to Key Statement EN2 and Policies DMG1, DMH3 and DME2 of the Ribble Valley Core Strategy, as well as national guidance contained within the National Planning Policy Framework.   
P.T.O.

	3
	The proposed development would result in unacceptable level of amenity for the occupiers of Oakleigh and future occupants within the development site itself by virtue of an overbearing impact, unacceptable levels of privacy being provided due to overlooking, and insufficient daylight and outlook, as a result of the inadequate separation distances provided between the units 4, 5, 6 & 7 and the existing dwelling at Oakleigh, and the relationship between proposed units 5 & 8. The proposal is therefore contrary to Ribble Valley Core Strategy Policy DMG1, as well as Paragraph 17 of the National Planning Policy Framework (NPPF).


	4
	The level of detail submitted with the application has not clearly demonstrated that the proposal could take place without compromising highway safety. The proposal would fail to satisfy Policy DMG1 of the Ribble Valley Core Strategy which requires all new development to consider the potential traffic implications and ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated by the development.


	5
	The level of detail submitted with the application has not clearly demonstrated that the proposal could take place without negatively impacting upon adjacent trees. In the absence of such information the Council cannot determine the level of harm the proposed development would have on the trees and the landscape quality of this rural area in the open countryside in accordance with Policy DME2 of the Ribble Valley Core Strategy.


	6
	The proposed development would create a harmful precedent for the acceptance of other similar unjustified proposals for residential developments outside the settlement boundaries without sufficient justification which would have an adverse impact on the implementation of the development strategy and its intent and role to manage development in the borough in a planned and sustainably manner. The proposal is therefore contrary to the interests of the proper planning in accordance with core principles of the Rbble Valley Core Strategy and policies of the NPPF.

	
	

	Note(s)

	
	
	
	
	

	1
	For rights of appeal in respect of any reason(s) attached to the decision see the attached notes.


	2
	The Local Planning Authority operates a pre-planning application advice service which applicants are encouraged to use. The proposal does not comprise sustainable development and there were no amendments to the scheme, or conditions that could reasonably have been imposed, which could have made the development acceptable and it was therefore not possible to approve the application.     P.T.O.

	
	For the avoidance of doubt, this decision relates to the following plans:

Location Plan (scale 1:2500)

LR01 02 (amended plan received 23/09/16)

LR01 32 (amended plan received 28/09/16)

LR01 03 (plot 1)

LR01 06 

LR01 03 (plot 2 & 3)

LR01 04

LR01 07

LR01 08

LR01 09

LR01 10

LR01 11

LR01 12

LR01 13

LR01 14

LR01 15

LR01 16

LR01 17
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