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	Development Description:
	Application for outline permission with all matters reserved for one new residential dwelling and carport in the garden of Myrvel House.

	Site Address/Location:
	Myrvel House, Howgill Lane, Rimington. BB7 4EF

	

	CONSULTATIONS: 
	Parish/Town Council

	Rimington and Middop Parish Council consulted on 14/12/21 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Concerns raised over use of existing access on site with regards to width of access and visibility splays.

	

	United Utilities:
	

	No objections subject to standard conditions and advise that the site should be drained in the most sustainable way. 


	CONSULTATIONS: 
	Additional Representations.

	One objection has been raised in relation to the proposal. The objection is summarised as:

· Impact of the proposal upon highway safety

The objection also comprises concerns with regards to the existing water supply on site however given that this issue is not a material planning consideration it cannot be assessed as part of the application.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DMG3: Transport And Mobility
Policy DMH3: Dwellings In The Open Countryside And AONB

NPPF

	Relevant Planning History:

3/1993/0002:
Change of use of farm building to dwelling (Approved)

3/1998/0131:
Change of use of farm building to form dwelling (Approved)


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey dwelling on the outskirts of Rimington. The proposed residential dwelling and carport would be situated within the garden of Myrvel House in the Western section of the property’s curtilage. The proposal site is situated amongst a small cluster of stone based dwellings approximately 1.8 kilometres to the West of Rimington’s defined settlement area. The surrounding area is rural and largely comprises open countryside. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey detached dwelling and carport within the residential curtilage of Myrvel House.


	Principle of Development:

Key statement DS1 sets out the spatial vision for the Borough and states:

The majority of new housing development will be:

· concentrated within an identified strategic site located to the South of Clitheroe towards the       A59; and

· the principle settlements of:

· Clitheroe;
· Longridge; and
· Whalley

Policy DMG2 of the Ribble Valley Borough Council Core strategy also states:

Development should be in accordance with the core strategy development strategy and should support the spatial vision…within the tier 2 villages and outside the defined settlement areas development must meet at least one of the following considerations:

1. The development should be essential to the local economy or social well-being of the 
Area.

2. The development is needed for the purposes of forestry or agriculture.

3. The development is for local needs housing which meets an identified need and is 
Secured as such.

4. The development is for small scale tourism or recreational developments appropriate 
To a rural area.

5. The development is for small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated.

6. The development is compatible with the enterprise zone designation.

Moreover, with regards to the development of dwellings in the open countryside and AONB, Policy DMH3 seeks to restrict residential development to development essential for the purposes of agriculture or residential development which meets an identified local need. The same policy also allows for the conversion of buildings to dwellings and for the rebuilding and replacement of dwellings under certain circumstances.

The proposal would involve the creation of a new detached dwelling and carport within the curtilage of an existing property which lies within the open countryside outside of any defined settlement area. The detached dwelling would not be used in relation to agriculture, nor in this case would the proposal constitute development that meets an identified local need. The proposed dwelling would be a new build property and would not involve the re-use, conversion or replacement of any other building or dwelling. 

Accordingly, the proposal does not meet the criteria within Key Statement DS1 and Policies DMG2 and DMH3 of the Ribble Valley Borough Council Core Strategy and would result in a new dwelling in an unsustainable location contrary to the aims of these policies. The proposal is therefore unacceptable in principle.


	Highways:

Policy DMG1 states that:

‘All development must ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated.”

The proposed development would utilise the proposal site’s existing access track which is shared with the adjacent residents of Myrvel Cottage however it is noted in the response from Lancashire County Council Highways that the site’s existing access would fall short in terms of the minimum access width required to serve two dwellings. The site’s existing access was also deemed to be substandard in terms of its visibility splays. Accordingly, the proposal would be contrary to both the aims of Policy DMG1 and the guidance set out by the LHA in relation to highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The planning statement submitted as part of the proposal makes reference to the fact that the proposed detached dwelling would be an eco-friendly and sustainable unit situated within the long established residential curtilage of Myrvel House that would specifically serve the needs of the applicant who suffers with health issues and requires the attention of a carer. The applicant has also pointed out that the site boundaries of the property would remain unaltered as part of the proposed development.

These comments are noted however it is of upmost importance that all planning applications should be considered on their own individual merits and whilst the above comments may carry some weight it is not considered that these issues could be used as justification of the proposed development within the context of the relevant policies which underpin the Council’s Core Strategy. 

It is for the above reasons and having regard to all material considerations and matters raised that outline planning permission be refused. 


	RECOMMENDATION:
	To refuse outline planning permission for the following reason(s):

	01
	The proposal would amount to the creation of a new dwelling in an unsustainable location, which fails to meet the relevant criteria with regards to the creation of new dwellings within areas defined as open countryside. As such, the proposal is considered to be unacceptable in principle being in direct contravention of Policies DS1, DMG2 and DMH3 of the Ribble Borough Valley Core Strategy which seek to direct new housing development towards the existing settlements.


	02
	The proposal, if permitted, would lead to the intensification of use of an access which lacks the adequate width and adequate visibility deemed safe and suitable for such a proposal. Accordingly, the proposal is considered to be unacceptable, being contrary to Policy DMG1 of the Ribble Valley Core Strategy and contrary to paragraphs 110 and 111 of the National Planning Policy Framework (2021).
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