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	REFUSAL

	


	Development Description:
	Construction of three dwellings following demolition of existing buildings.

	Site Address/Location:
	Oakhaven, Showley Road, Clayton le Dale BB1 9DP

	


	CONSULTATIONS: 
	Parish/Town Council

	Clayton-le-Dale Parish Council wish to object to the above application on the grounds that the proposed development is an intrusion on the existing street scenery.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	An improved sight line is required.

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection has been received and raises concerns relating to highway safety and removal of trees and hedgerows.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 - Landscape

Key Statement H1 – Housing Provision

Key Statement H2 – Housing Balance

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility

Policy DMH3 – Dwellings in the Open Countryside & the AONB

Policy DME1 – Protecting Trees and Woodlands

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:

No relevant planning history.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application seeks outline consent for the demolition of existing buildings and the erection of three dwellings at Oakhaven, Showley Road, Clayton le Dale. The buildings to be demolished were used in connection with a mink farming business and, as stated in the Planning Statement, were last used for equestrian use (stables) and garaging in connection with the adjacent residential property of Oakhaven.
The application site is located on the western side of Showley Road in the open countryside. There are a small number of farm groups and detached dwellings that line Showley Road in the surrounding area. However, the site is not within a defined settlement (as defined in the Core Strategy) nor does the group of buildings constitute a ‘settlement’ in general terms. The nearest defined settlements to the application site are Osbaldeston (tier 2 village) and Mellor (tier 1 village) which are both around 3km away.
The outline matter for which consent is sought in detail is access to the site. All other matters – layout, scale, appearance and landscaping – are reserved. The proposed development would use the existing highway entrance. Indicative drawings of the proposed dwellings denote three two-storey stone-built detached dwellings which the DAS states would follow the traditional local vernacular.

	Observations/Consideration of Matters Raised/Conclusion:
In determining the application it is important to consider the principle of the development; its impact on the visual appearance of the surrounding area; its effect on the residential amenity of neighbouring occupiers; impact on trees and ecology; and its impact on highway safety.
Principle of Development
Paragraph 73 of the Framework contains the requirement for local planning authorities to identify and update annually a supply of specific deliverable sites sufficient to provide a minimum of five years’ worth of housing against their housing requirement. If the local planning authority cannot demonstrate a five-year supply of deliverable housing sites (with the appropriate buffer), or where the Housing Delivery Test indicates that delivery of housing has been substantially below the housing requirement over the previous three years then the presumption in favour of sustainable development will apply.
The October Housing Land Availability Survey (HLAS) (published 19 November 2018) evidenced that the Council could demonstrate a 6.1 year supply of housing land with a 5% buffer. In a recent appeal decision at Henthorn Road, Clitheroe, the Inspector considered the Council could demonstrate a 5.07 year housing land supply. Therefore the development plan policies relevant to the appeal can be given full weight.
The application site lies within the designated open countryside. The Development Strategy put forward in Policy DS1 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. 

Policy DMG2 provides further clarity and seeks to direct development in accordance with the development strategy. Policy DMG2 states that within Tier 2 villages and outside the defined settlement areas development must meet at least one of six considerations. The only consideration relevant to this application is the requirement for residential development to be for local needs housing which meets an identified local need and is secured as such. A development comprising the erection of three new dwellings in the open countryside is not supported by DMG2 and is contrary to the development strategy contained in Key Statement DS1.
Policy DMH3 relates specifically to dwellings in the open countryside and AONB. Residential development in these areas are limited to development essential for the purposes of agriculture or an identified local need; appropriate conversion of buildings and rebuilding or replacement of existing dwellings. The proposed development does not meet any of the criteria contained in Policy DMH3 and is contrary to this Policy.
The applicant has provided a social and economic profile of the parish of Clayton-le-Dale in order to support the proposals. However, the information fails to identify any specific needs or concealed households. In accordance with the development strategy, it would generally be expected that any need for market housing in the area would be directed towards the defined settlements, specifically the nearest tier 1 villages which are considered more sustainable and offer a wider range of services and facilities.

The application site is located approximately 3km from Mellor. Key Statement DMI2 says that development should be located to minimise the need to travel and should incorporate good access by foot and cycle and have convenient links to public transport to reduce the need to travel by private car. This is echoed in Policy DMG3 of the Core Strategy which attaches considerable weight to pedestrian, cycle and reduced mobility accessibility and proposals which promote development within existing developed areas or extensions to them at locations which are highly accessible by means other than the private car. Development should be located in areas which maintain and improve choice for people to walk, cycle or catch public transport rather than drive between home and facilities which they need to use regularly. The application site is detached from services and facilities and would result in future occupants being heavily reliant on the private car for day to day activities. As such, the site is located in an unsustainable location in the open countryside.
The development would therefore conflict with Key Statement DS1 and Policies DMG2 and DMH3 of the Core Strategy, which guide new housing development towards principal and tier 1 settlements, with housing within the countryside needing to demonstrate either an essential economic, agricultural or local need and Key Statement DMI2 and Policy DMG3 given that it would result in an over reliance on the private motor vehicle. Furthermore, the proposed development would also conflict with paragraph 79 of the Framework, which sets out the special circumstances which would justify new residential development in the countryside.

In support of the above conclusion it is relevant to note the recent appeal decision at Land at Osbaldeston Lane, Osbaldeston. The proposal, for the construction of four new dwellings in the open countryside at a site around 2.6km from the application site, was dismissed with the inspector noting in the decision letter that, “the appeal site does not constitute an appropriate location for housing, having particular regard to the effect of safeguarding the countryside and ensuring a viable and sustainable pattern of settlements. Therefore, the scheme conflicts with CS Key Statements DS1 and DS2 and CS Policies DMG2 and DMH3”.
Even in the event that the Council was unable to demonstrate a five year supply of housing land and the presumption in favour of sustainable development at paragraph 11d) was triggered, a scheme of three dwellings would make only a modest contribution to housing supply in the borough and the development would remain in conflict with paragraph 79 and constitute an unsustainable form of development. The adverse impacts of approving the scheme would significantly and demonstrably outweigh the benefits.
Design and visual appearance
Whilst it is acknowledged that this is an outline permission only, and the appearance, layout and scale of the dwellings are all reserved matters, the LPA must still have regard to the visual impact of the proposal at outline stage, particularly with regard to the impact upon the open countryside. 

Policy DMG1 of the Core Strategy requires development to be of a high standard of design and to be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. The relationship between buildings is of major importance and particular emphasis is placed on the visual appearance of development.

Policy DMG2 states that within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting.

The supporting text for Policy DMH3 states that, “the protection of the open countryside and designated landscape areas from sporadic or visually harmful development is seen as a high priority by the Council and is necessary to deliver both sustainable patterns of development and the overarching core strategy vision”.

The area surrounding the development site is rural in nature with a sparse grouping of detached residential properties and farmsteads. There is an existing building on site which was built originally for the mink farming enterprise that previously operated. It is stated by the applicant that the building has more recently been used for garaging and equestrian uses although there is no planning history to suggest a change of use has been consented. If the lawful use of the building remains agricultural then the applicant’s statement that the site is brownfield land would be incorrect given that land occupied for agricultural use is considered to be greenfield. 

Nevertheless, the existing building is agricultural in appearance and is neither prominent nor incongruous in the landscape. Its proposed demolition and replacement with three detached dwellings would have a significant visual impact by introducing modern domestic buildings with associated parking and private gardens into a rural part of the borough. The site can be seen from the public highway, Showley Road, and from public rights of way that pass close to the site.
In a letter from Rural Solutions dated 26th July 2019 it is stated that “such development does not set an unwelcome precedent as the site is rather unique in the area of having such an extensive amount of brownfield land and a range of extensive buildings which are already present in the landscape and which can be beneficially redeveloped without detriment to the countryside”. Conversely, it is considered that the application site is far from unique. The same argument could be readily applied to all non-agricultural buildings in such countryside locations and would set a dangerous precedent.
Accordingly, it is considered that the proposals would have an adverse impact on the character and appearance of the site and the immediate area contrary to Key Statement EN2 and policies DMG1 and DMG2.
Effect on residential amenity of neighbours

The proposals are submitted in outline and therefore a definitive assessment of the impact upon neighbouring residential amenity cannot be fully considered at this stage. However, taking into account the indicative site plan, the site would be able to accommodate three new dwellings without harm to the residential amenity of the existing occupants of Oakhaven.
Other Considerations
A preliminary ecological assessment dated 29 March 2019 has been submitted with the application. Overall the site was assessed to be of low ecological value with the buildings having negligible roosting opportunities for bats. No further bat survey work is required. The hedgerows and buildings on site were identified as an area of moderate value for nesting birds and, should consent be granted, any vegetation/buildings should be removed outside of the breeding bird season or an ecologist should undertake a survey to check for any active birds nests before removal. There would be a requirement for the development to be completed in strict accordance with the recommendations of the preliminary ecological assessment. It is considered reasonable to require the provision of bat and bird roosting features within the development in order to enhance biodiversity in line with Core Strategy Policy DME3 and paragraph 170 of the revised NPPF.
There are a number of trees and hedgerows present at the site and the application is supported by an Arboricultural Impact Assessment (AIA). Three trees would have to be removed and two hedgerows would be affected by the development proposals. Trees 12 and 13 would need to be removed to enable construction of a proposed dwelling – both trees are category C so considered to be of low quality and value. Tree 10 and Hedge 3 would have to be removed to widen the driveway and a section of Hedge 1 would have to be removed to achieve the required visibility splay. Suitable replacement planting would be required.
Widening of the driveway by 1000mm on the southern side would necessitate a degree of ground works within the root protection areas of adjacent trees. The assessment states that the works would be achievable without affecting the trees to a significantly detrimental degree subject to the use of sympathetic construction methods. Further works including the erection of boundary features and utilities can cause damage to tree roots. There would be a requirement, should consent be granted, for an Arboricultural Method Statement to be submitted to and agreed in writing by the Local Planning Authority prior to the commencement of development.

The site appears to be capable of accommodating the appropriate level of vehicular parking and manoeuvring areas to enable vehicles to enter and leave the site in a forward gear. However as set out above occupiers of the proposed dwellings would be heavily reliant on the private motor vehicle given that Showley Road has no footways or street lighting to facilitate travel on foot or bicycle. The nearest public transport link is a bus stop on the A59 some 900 metres from the site which is served by bus services including a 2-hourly service from Clitheroe to Blackburn and an hourly service from Preston to Skipton.
The County Surveyor notes that in order to provide the appropriate sightlines there would be a requirement to ensure the roadside hedges on both sides of the site access are maintained accordingly to ensure visibility for emerging vehicles is not impeded. The applicant has failed to provide confirmation that all land required to provide the appropriate sightlines is within their ownership despite being requested to do so and as such they would be unable to ensure compliance with a conditional requirement that sightlines remain free from any building, wall, fence, hedge, tree, shrub or other device which will obstruct the view above a plane 1 metre above the crown level of the adjoining highway. 
The highways officer has expressed the preference for the hedges to be removed or re-positioned rather than being kept trimmed below a specific height. Considering the visual appearance of the area, the preferred choice would be to retain but re-position the roadside hedge. Nonetheless, as the applicant has failed to confirm ownership of the land required nor notified any third party landowner of the planning application the proposed development could be detrimental to highway safety contrary Policies DMG1 and DMG3.
Conclusion
In summary, the development would be contrary to Key Statement DS1 and Policies DMG2 and DMH3 of the Core Strategy, which guide new housing development towards Principal and Tier 1 settlements, with housing within the Tier 2 villages and outside defined settlement areas needing to demonstrate either an essential economic, agricultural or local need. Moreover, the proposals would not accord with Key Statement DMI2 and Policy DMG3 given that it would result in an over reliance on the private motor vehicle. The proposed development would also conflict with paragraph 79 of the Framework (isolated homes in the countryside).
It is further considered that the proposals would have an adverse impact on the character and appearance of the site and the immediate area contrary to Key Statement EN2 and policies DMG1 and DMG2.

	RECOMMENDATION:
	That planning consent be refused for the following reason(s)

	01
	The proposal is considered contrary to Key Statements DS1, DS2 and DMI2 and Policies DMG2, DMG3 and DMH3 of the Ribble Valley Core Strategy and paragraph 79 of the NPPF by reason of its location and degree of separation from existing settlements, services and facilities which would lead to the creation of isolated new dwellings in the open countryside without sufficient justification and would result in harm to the development strategy for the borough, placing further reliance on the private motor-vehicle contrary to the presumption in favour of sustainable development.

	02
	The proposed residential development (including associated private gardens and domestic paraphernalia such as sheds, washing lines, children's play equipment and fence lines) would, by virtue of its appearance and siting, be an incongruous and discordant form of development that would be of significant detriment to the visual amenities and character of the area contrary to Core Strategy Key Statement EN2 and policies DMG1, DMG2 and DMH3.

	03
	In the absence in the application of satisfactory details of the visibility splays at the site access onto Showley Road (C542) the proposed development could be detrimental to highway safety contrary to policies DMG1 and DMG3 of the Ribble Valley Core Strategy due to the increase and change in nature of vehicular traffic arising from the proposed development.


