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20 MAY 2010
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APPLICATION NO:
3/2010/0149/P
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PROPOSED ERECTION OF DETACHED BUNGALOW AT LAND OFF BLACKPOOL ROAD, LONGRIDGE

	TOWN COUNCIL:
	No objections.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection in principle to the application on highway safety grounds.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Four letters have been received from nearby residents who express concerns/objections to the application as follows:



	
	1.
	Blackpool Road is unmade and in poor condition, but it is still used as a rat run by many drivers avoiding the Whittingham Road/Derby Road roundabout, who often travel at high speeds despite the condition of the road.  The proposed improvement to the road will increase its use and the speed of traffic thereby exacerbating an existing highway safety problem.  If planning permission is granted, then a traffic calming measure such as a sleeping policeman should be incorporated within the development.



	
	2.
	Residents park on Blackpool Road on land shown on their deeds as within their ownership.  The road is of insufficient width to provide access into the application site if the residents continue to exercise their right to park on Blackpool Road.



	
	3.
	The forms say that there are no trees or hedgerows on the site.  This is because trees have recently been felled.



	
	4.
	The amount of parking/garage space seems excessive for a two bedroomed bungalow leading to a concern about possible commercial use in future years.



	
	5.
	This is Greenfield land.  The recent Strategic Housing Land Availability Assessment identified many other sites in Longridge that would more than meet the needs of the community over the coming years.  



	
	
	

	
	6.
	The reasons for refusal of the previous application in 2001 (ie no need to use Greenfield land and highway safety) still apply.



	
	7.
	Can the existing foul sewer sustain further use?



	
	8.
	The site is on the edge of a Conservation Area.


Proposal

Permission is sought for the erection of a L shaped detached bungalow with maximum dimensions of 13.9m x 14.1m with an eaves height of 2.3m and a ridge height of 5.6m.  It would have dressed stone walls and a grey slate roof.  

A gated access to Blackpool Road would be formed by the demolition of one of the existing garages that adjoin Blackpool Road, whilst another existing garage would be retained but with altered doors so as to provide access from the west rather than from the road.  That garage would be extended by 3.95m to form a domestic store.  The rest of the site would become domestic curtilage with a lawn, greenhouse and garden.

Also as part of the proposal, the existing road surface of Blackpool Road between the site entrance and the gates to Carefoots yard would be skimmed and a new tarmac surface would be applied.  This would provide an access for the dwelling that connects to the adopted portion of Blackpool Road.

Site Location

The site comprises about 0.1 hectares of presently unused and overgrown land on the west side of Blackpool Road, an unmade road that follows an L shaped route and links Whittingham Road to Derby Road.  A group of garages/outbuildings occupy the eastern part of the site immediately adjoining Blackpool Road.

To the north, the site is adjoined by the Carefoots Contractors depot.  To the south the site is adjoined by detached gardens to properties in Whittingham Road, whilst to the south west is a semi detached pair of two storey houses, No’s 1 and 2 Arndale Road.  A garden to No 2 adjoins the western boundary of the application site.  

The site is within the settlement boundary of Longridge but is just outside the western boundary of the Conservation Area.  

Relevant History

3/2001/0229/P – Two bedroom detached bungalow.  Refused.

3/2010/0039/P - Bungalow and extension to garage. Withdrawn.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy L4 – Regional Spatial Strategy.

PPS3 – Housing.

Affordable Housing Memorandum of Understanding (AHMU).

Environmental, AONB, Human Rights and Other Issues

The matters for consideration in the determination of this application involve an understanding of the reasons for refusal of a previous application in 2001; an assessment of the application in relation to the currently applicable housing policy; and the effects of the development on visual amenity, the amenities of nearby residents and highway safety.

Previous Application

Planning application 3/2001/0229/P was also for the erection of a two bedroomed bungalow on this site.  Permission was refused for the following two reasons, the first of which was in accordance with the recommendation of the then County Surveyor:

1.
The proposed development is located along an unmade road which is badly maintained, has no footways or street lighting and has a number of garages and pedestrian accesses emerging straight on to the road.  Visibility from the proposed site is restricted by neighbouring frontages and cannot be improved without their co-operation.  The proposal is therefore contrary to Policy G1 of the Districtwide Local Plan in that its implementation would lead to conditions to the detriment of highway safety.

2.
The proposal is contrary to guidance expressed in Planning Policy Guidance Note 3 together with the Council's Interim Supplementary Planning Guidance Note on Housing in that it does not comply with the definition of previously developed land and would exacerbate the current over supply of housing land within the Borough when assessed in relation to the strategic requirements set out in the Lancashire Structure Plan.

Housing Policies

The second reason for refusal of the application in 2001 related to the situation of an over supply of housing at that time.  Since the adoption of the Regional Spatial Strategy (RSS) the Council has been in a situation of under provision.  Applications for housing development are now therefore determined in accordance with the Saved Settlement Strategy Policies of the Local Plan which, for this development within the Settlement Boundary of Longridge, is Policy G2.  That policy defines as acceptable, development which is wholly within the built part of the settlement or rounding-off of the built up area.  As the application site is surrounded by development, I consider that it complies with Policy G2.

As a single dwelling within the Settlement Boundary of Longridge, there is no requirement under the terms of the Affordable Housing Memorandum of Understanding (AHMU) for the dwelling to be ‘affordable’.  

The proposal is therefore acceptable in principle when considered in relation to the current housing policies and guidance.  

Visual Amenity 

The site is outside, but immediately adjoins the Longridge Conservation Area.  The part of the site closest to the Conservation Area contains the garage and outbuildings that are not presently in a god state of repair and therefore detract visually from the adjoining Conservation Area.  These buildings will be part demolished, part retained/improved and will be extended.  Overall, I consider that this will improve the visual amenities of the locality including the Conservation Area.  

The retention and improvement of the garages as described above will also serve to enclose the site so that the proposed building itself would have minimal, if any, effects on the adjacent Conservation Area.  With stone walls and a slate roof, I do not consider, in any event, that the proposed bungalow would have any detrimental effects upon visual amenity.  

The Amenities of Nearby Residents

The only residential properties close enough to be affected by the development are No’s 1 and 2 Arndale Road, but the proposed bungalow would not be located directly to the side or front of either of those properties but would be off-set at an angle. This fact, together with the single storey form of the dwelling, the retention of existing 1.8m high screen fences, and appropriate window positions, in my opinion, ensure that the proposal would not be seriously detrimental to the amenities of either of those properties.  No objections have been received from the owners/occupiers of those particular neighbouring dwellings.

Highway Safety

At the time of consideration of the application in 2001, the County Surveyor expressed objections on the basis of access to the site being via Blackpool Road from either Whittingham Road or Derby Road, and the inability of the road to be improved without the co-operation/agreement of the individual owners of part of the road to the rear of their respected dwellings fronting Derby Road.  

The applicants agent discussed the highway aspects of the proposal with the current County Surveyor prior to the submission of this application.  The result of these discussions is that the proposal includes the provision of a tarmac surface for that part of Blackpool Road leading north from the site frontage towards Derby Road.  The other co-owners of that section of the road are Carefoots and the owner of No 96 Derby Road.  Notice has been served on that business and private individual, neither of whom have any objections to the proposal.  This would not, of course, prevent persons accessing the site from Whittingham Road but they would be more likely to use Derby Road.  I consider that a requirement for a traffic calming measure (as suggested in some of the letters from nearby residents) at the southern end of the improved section of road would further dissuade the use of the Whittingham Road access route to the site and could also reduce the attractiveness of Blackpool Road as a rat run by other motorists.  

Subject to conditions requiring the surfacing of the road, and a traffic calming measure, and in accordance with the comments of the County Surveyor, I do not consider that the proposal would have any detrimental effects on highway safety.

Conclusion

I consider that one of the reasons for refusal of the previous application no longer exists and that the other one has been addressed in this current application.  The proposal is in accordance with the currently applicable housing policies and would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.

SUMMARY OF REASONS FOR APPROVAL

The proposal is in accordance with the relevant policies and guidance relating to new residential development and would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall relate to the proposal as shown on Drawing No’s TRI-0518/01, 02, 03, 04 and 05.


REASON: For the avoidance of doubt and to ensure compliance with the submitted plans.

3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
The retained and extended garage and store shall be for private domestic purposes only and no trade or business whatsoever shall be carried out from within the building.


REASON: In order to safeguard nearby residential amenities in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Prior to the first occupation of the dwelling hereby permitted, that part of Blackpool Road within the defined application site shall be given a tarmac surface in accordance with precise specifications that have first been submitted to and approved in writing by the Local Planning Authority.  


REASON: To comply with the terms of the application, and in the interests of highway safety as required by Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
At the southern end of the improved section of Blackpool Road, but still within the defined application site, a traffic calming measure shall be provided in accordance with details that have first been submitted to and approved in writing by the Local Planning Authority.  This shall be formed prior to the first occupation of the dwelling hereby permitted and thereafter shall be retained and appropriately maintained permanently.  


REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

