
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2011/0242/P

	Development Proposed:
	Outline planning for a proposed change of use of land and the erection of 2 no. Affordable and 1 no. ‘holiday let’ two bedroom houses at 3 Highcliffe Greaves, Slaidburn Road, Grindleton, Lancashire.



	CONSULTATIONS: Parish Council

	Grindleton Parish Council – The Parish Council object to this application on the following grounds,

1. It is the Council’s Policy to object to any new build north of the Duke of York that use Main Street for access,

2. The site lies outside the main Grindleton settlement boundary, and

3. The proposed development would have an adverse effect and detract from the character of the village, which is within the Forest of Bowland A.O.N.B.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environmental Services (County Surveyor) – The LCC Highways Officer previously recommended refusal of the above application on the highway safety grounds on the basis that there was insufficient off road car parking for the size of property. The original assessment indicated parking requirements for 5 off road car parking spaces on the following basis:-

2 x 3-bed affordable properties at 2 x 1.5 spaces

1 x 3-bed holiday let at 1 x 2 spaces.

However, despite the description indicating three bedroom properties, the application actually refers to 3 x 2-bed properties. Therefore, at this location and for the types of property being considered, an allocation of three off road car parking spaces will be adequate and the present arrangement, as shown on the site plan, does provide for the necessary parking provisions. On this basis there are no objections to the application on highway safety grounds.



	CONSULTATIONS: Additional Representations

	One additional representation has been made by a nearby residents, which objects to the proposal for the following reasons;

· The houses have TWO bedrooms not THREE, so the letters and comments by the Housing Officer are incorrect,

· There is surely no need for such small affordable units,

· The scheme has been put in regardless of the negative comments at Pre-App stage,

· Insufficient space for vehicles to park or turn around on site,

· Insufficient no. of parking spaces,

· Site is outside the 30mph zone so with vehicles exiting onto a 60mph road with poor visibility will cause problems with highway safety,

· The site is 200m from the edge of the settlement boundary, and over 800m from the centre of Grindleton,

· There is only an hourly bus to Clitheroe, with no service on a Sunday,

· This will have no economic benefit for the village,

· There are no shops in the village, with the nearest being Chatburn, so this is no sustainable, and

· There are a number of properties to rent in Grindleton, so there is no need for more housing in this area.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Forest of Bowland Area of Outstanding Natural Beauty.

Policy ENV9 – Important Wildlife Site.

Policy ENV13 – Landscape Protection.

Policy RT1 – General Recreation and Tourism Policy.

PPS1 – Delivering Sustainable Development.

PPS7 – Sustainable Development in Rural Areas.

PPS9 - Biodiversity and Geological Conservation.


	POLICY REASONS FOR REFUSAL:

	Contrary to Local Plan Policies G1, G5, ENV1, ENV9, ENV13 and RT1, PPS1, PPS7 and PPS9 – Adverse visual impact on the character, setting and appearance of the area.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The site lies outside the main settlement boundary of Grindleton by some 200 metres, and is situated within the Forest of Bowland Area of Outstanding Natural Beauty (A.O.N.B.). It is therefore subject in general to policies ENV1 and G5 of the District Wide Local Plan (DWLP). The site currently houses a vacant building that was used previously by United Utilities to house a pumping station, and that the Applicant has stated that the land has been used incidentally for leisure purposes. Access to the site is gained via an existing gate off Slaidburn Road. This is an Outline Application with all matters reserved, and the proposal is for a change of use of the land and the erection of 2 affordable houses and 1 holiday let. The Units are all two-bedroom units.

The key issues to consider are the principle of the development, the potential visual impact caused by the development, whether there is a ‘local need’ for the Affordable Units proposed, the potential impact on highway safety and the potential impact on the amenity of other properties in this vicinity. We must therefore assess the scheme against Local Plan Policies G1, G5, ENV1, ENV9, ENV13 and RT1, and the National Guidance within PPS1 and PPS7.

PRINCIPLE OF HOUSING DEVELOPMENT

With regards to the proposed ‘Affordable’ dwellings, National Planning Policy Statement 3 (PPS3) para 71 states that in the absence of a five year supply of deliverable sites, which is the current position within the Borough, planning applications for housing should be considered favourably having regard to the wider policies within the PPS and including criteria in PPS3 para 69. Paragraph 69 states that, in deciding planning applications. Local Planning Authorities should have regard to, (among other issues):

· The suitability of a site for housing, including its environmental sustainability,

· Using land effectively and efficiently and;

· Ensuring that the proposed development is in line with planning for housing objectives reflecting the need and demand for housing in, and the spatial vision for, the area and does not undermine wider policy objectives.

In interpreting the issues of environmental sustainability, housing need and the effective and suitable use of land mentioned above, it is relevant to refer to significant DWLP policies. As mentioned above policy G5 is relevant to this site and it makes clear that planning consent for sites lying outside village boundaries will only be granted for small-scale developments, which are:

· Essential to the local economy or social wellbeing of the area; or

· needed for the purposes of agriculture or forestry; or

· sites developed for local needs housing (subject to DWLP policy H20); or

· small scale tourism development and small scale recreational developments appropriate to a rural area and subject to DWLP Policy RT1; or

· other small-scale uses appropriate to a rural area, which conform to the policies of the plan.

The affordable housing position in point 3 of Policy G5 relates to policy H20 and stipulates that such development will only be granted for 100% affordable housing to meet proven local needs. This policy in turn refers to Policy H21, which defines further the information that must accompany such applications. The applicant also states that they have contacted the Strategic Housing section to assess the local need for affordable housing and states that this has identified that there is a local need for affordable units such as those proposed. Having discussed this proposal with one of the Council’s Local Plans Officer’s, and the Council’s Housing Officer, they have confirmed that as there is a ‘local need’ for affordable housing of this size and type in this location, and they have no objections to the proposal in principle. On this basis, I consider that the proposed development, as outlined, conforms to the above criteria for development within the PPS3 para 69 definitions and within related DWLP policy tests.

Despite the principle in Policy terms being acceptable, with regards to the impact on this location within the Forest of Bowland Area of Outstanding Natural Beauty, Policy ENV1 emphasises that the protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal within the AONB, and this will be discussed later in this report.

PRINCIPLE OF TOURISM DEVELOPMENT

With regards to the proposed holiday let, Policy RT1 relates to tourism and visitor facilities and, among other criteria states that;

· the proposal must be physically well related to an existing main settlement, village or to an existing group of buildings and;

· that the proposal should not generate excessive pressure on the local highway system.

In addition, in relation to the AONB, it should be of high quality design and not introduce built development into an area largely devoid of structures. Therefore given the close proximity of the site to an existing group of buildings, the tourism proposal is also considered acceptable in principle in relation to Policy RT1, however given its location within the AONB, the visual impact will be the key consideration in this case.

VISUAL IMPACT

With respect to the Local Plan Policies, Policy G1 states that,

‘Proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affect the amenities of the surrounding area’, and also that,

‘Particular emphasis will be placed upon visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.’

Policy ENV1 must also be considered which states,

‘The landscape and character of the A.O.N.B. will be protected, conserved and enhanced, and in addition, development will also need to contribute to the conservation of the natural beauty of the area. The design, materials, scale, massing and landscaping of development will be important factors in deciding planning applications.’

Nationally, PPS1 refers to the plan-led system and the certainty and predictability which it aims to provide being central to planning, with paragraph 8 noting,

‘Where the Development Plan contains relevant policies, applications for planning permissions should be determined in line with the plan, unless material considerations indicate otherwise.’
Indeed, one of the key principles outlined within the statement is that,

‘(vi) Planning policies should promote high quality inclusive design in the layout of new development and individual buildings in terms of function and impact, not just for the short term but over the life time of the development. Design which fails to take the opportunities available for improving the character and quality of an area should not be accepted.’

In respect of protection and enhancement of the environment, the statement also makes clear in paragraph 17 that,

‘The Government is committed to protecting and enhancing the quality of the natural and historic environment, in both rural and urban areas. Planning policy should seek to protect and enhance the quality, character and amenity value of the countryside and urban areas as whole.’ 

Ministerial advice on development in the countryside is contained within PPS7 which states as one of its key principles,

‘(iv) All development in rural areas should be well designed and inclusive, in keeping and scale with its location, and sensitive to the character of the countryside and local distinctiveness.’
On the basis of the above Policies and Guidance, although the plan accepts there is a need for development to allow for appropriate employment generating facilities, countryside recreation opportunities and housing for those in need, these should not be at the expense of those qualities that make the area special. The site itself is visually separated from the applicant’s property, and despite being enclosed by a dry stonewalls, is a relatively open site. Whilst the proposal is in Outline with all matters reserved, the Agent has submitted detailed plans to indicate a potential scale and design of the buildings to be sited there. The overall design of the building proposed has utilised the features of the adjacent properties and is considered a sympathetic scheme, however given the open nature of the site, I am of the opinion that the proposed erection of any building on this site would be visually detrimentally to this location, especially at the scale proposed within this application (three storeys to the rear), and it would ultimately harm the character, appearance and rural context of this site within the A.O.N.B.

Despite the local housing need, I do not consider that the proposal outlined could provided sufficient justification to satisfy the requirements of ENV1 or PPS1, as there is overriding concern that any development of this site would seriously detract from the character and setting of this location within the Forest of Bowland A.O.N.B.
IMPACT ON HIGHWAY SAFETY

Following clarification by the Agent, the LCC Highways Officer notes that despite the description indicating three bedroom properties, the application actually refers to 3 x 2-bed properties. Therefore, at this location and for the types of property being considered, an allocation of three off road car parking spaces will be adequate and the present arrangement, as shown on the site plan, does provide for the necessary parking provisions. On this basis there are no objections to the application on highway safety grounds.

IMPACT ON NEARBY AMENITY

The nearest properties affected by the proposed development aside from no. 3 Highcliffe Greaves, are no’s 1 & 2, which are approximately 15m away from the site. The rear amenity space to the rear of the site is separated from no’s 1 & 2 by the rear garden of no. 3, so bearing this in mind, I do not consider that the proposal will have an unacceptable impact on the amenity of the occupiers of nearby properties, and it will therefore not be contrary to Local Plan Policy.

On this basis, despite there being a Local Housing Need for the two proposed ‘Affordable’ Dwellings on this site, given the open nature of the site, the proposed erection of any building on this site would be visually detrimentally to this location, especially at the scale proposed within this application (three storeys to the rear), that would ultimately harm the character, appearance and rural context of this site within the A.O.N.B.

The proposal is considered unacceptable, incongruous and contrary to Local, Regional and National Plan Policy, and the application is recommended accordingly. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: Various 2010/11





TELEPHONE CLLRS:  YES / NO
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