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	Officer:
	LE
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSE

	

	Development Description:
	Outline application for rural workers dwelling.

	Site Address/Location:
	Lees House Farm, Whitewell Road, Cow Ark, Clitheroe.

	

	CONSULTATIONS: 
	Parish/Town Council

	No response to date

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection but draw attention to the public footpath with crosses the site. 

	United Utilities
	The site should be drained to separate foul and surface systems with surface water being drained in the most sustainable way. 

	

	CONSULTATIONS: 
	Additional Representations.

	None

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DS1 – Development Strategy
Policy DS2 – Sustainable Development
Policy EN2 – Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH3 – Dwellings in the open countryside and AONB
Policy DMG3 – Transport & Mobility
Policy DME1 – Protecting Trees & Woodland
Policy DME2 – Landscape & Townscape Protection
Policy DMB1 – Supporting business growth and the local economy

	Relevant Planning History:
2009/0863 – agricultural building - approved
2007/1147 – agricultural building - approved
2006/0482 – agricultural building - refused


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The site is part of a parcel of agricultural land extending to 140 acres located in an open area of countryside. The land appears to have been severed from the dwelling known as Lees House Farm but shares the same address. The site of the proposed dwelling is a square plot located to the south of two agricultural buildings which are over 130 metres away from the nearest neighbouring building and the original farmhouse.  The site is accessed via a track from Whitewell Road, which forks along its route to serve other isolated buildings.

	Proposed Development for which consent is sought:
The application seeks outline consent for a rural worker’s dwelling.

	Principle of Development:
The site lies outside the settlement boundary and is therefore open countryside; it is also within the AONB. 

Policy DS1 clearly states that housing will be directed to the principal settlements except where it meets a demonstrated local need and is secured as such.

Policy DMG2 also seeks to direct development towards the principle settlements and the more sustainable villages. Where development is outside the defined settlements or within the less sustainable “tier 2 villages” the proposal must meet certain exceptions. One of which is that the development is needed for agriculture or forestry whilst this application is for an “rural workers dwelling” part of the proposed business is equine rehabilitation which is not agriculture. However, one of the exceptions relates to development essential to the local economy or small scale uses appropriate to a rural area. 

The authority is generally supportive of the retention and expansion of rural businesses, however outside the settlement boundaries Core Strategy policy DMB1 stresses that it must be demonstrated that this is a viable business that would support employment opportunities in the borough and also must be able to be assimilated into the landscape. 

Policy DMH3 sets out the authorities position with regard to dwellings in the open countryside and AONB and states that any proposals for workers dwellings will be subject to a functional and financial test.  This reflects national planning policy which affords the highest protection to AONBs to ensure that great weight is given to conserving and enhancing the valued landscape. 

The supporting statement outlines the applicants potential farming and equine business and states that they intend to intensify the farming business and start up a new equine rehabilitation business.  The information provided is limited and does not explain whether any further buildings would be required to support the new enterprise. Whilst not under consideration as part of this application it is feasible to expect that further building would be required to support a new equine business. Any new business of this type would be assessed against the relevant core strategy policies but it should be noted that this site occupies a very isolated position with a poor access where any further development would have to be strictly controlled. 

Part of the business it is intended to support (equine rehabilitation) is not yet in existence and it is not clear either whether the land is currently being used for sheep farming as it only states that up until the previous tenancy ended it was farmed with sheep and the applicant intends to continue it. There is limited information provided as to whether the existing and proposed businesses will be profitable and what form the proposed expansion would take. 
 
No explanation has been provided as to the status of the dwelling known as Lees House Farm which shares the same address as the land in question. There are two dwellings (Lees House Farm and Barn) which appear to have been severed from the land. The supporting information states that the applicant has recently taken on the tenancy of the land without a farmhouse. Historic applications for agricultural buildings have been made by a person with the same surname but it is not explained whether the farmhouse itself was occupied in connection with the land at this time or has been sold off separately in the past.

Whilst it is entirely possible that a profitable business could be established on the land, this would be subject to further assessment beyond the scope of this application. The information provided with respect to the existing farming business and potential equine business is not convincing enough to justify a rural worker’s dwelling; it does not meet the tests sets out in the Core Strategy and therefore the proposal is considered to be contrary to policy DS1, DMG2, DMB1 and DMH3 and is unacceptable in principle. 

	Residential Amenity:
The site is isolated from other dwellings and it is considered that notwithstanding the matters of principle a dwelling could be sited without detriment to the amenity of surrounding occupiers

	Visual Amenity / Landscape Character:
The site lies in an open position access via a track leading from Whitewell Road which forks off to serve other clusters of dwellings. The site is almost 350 metres away from the nearest dwelling at Lees House Farm but located adjacent to the two agricultural buildings that were granted planning permission in 2007 and 2009. Whilst located adjacent to existing buildings the proposal will introduce further built form and associated domestic paraphernalia into an entirely rural setting which is likely to have a detrimental impact on this sensitive landscape. There has been no detail or landscape character assessment provided to fully assess this and whilst in outline only, the authority would have to be satisfied that any new building would not harm the landscape prior to granting permission and if found acceptable set parameters for the scale of any new building. 

	Highways:
There are no objections to a dwelling from a highway safety perspective but it should be noted that a public right of way crosses the site which much remain unobstructed. 

	Observations/Consideration of Matters Raised/Conclusion:
On the basis of the information provided the proposal is not considered to be justified to meet and essential need and is un acceptable in principle. Furthermore, it will have a potentially damaging impact on this sensitive landscape and for these reasons it is recommended accordingly 

	RECOMMENDATION:
	That planning permission is refused. 
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