Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0930/P

	Development Proposed:
	Outline Application for proposed demolition of the existing building and replacement with 1 no. detached house at The Village Hall, Brockhall Village, Blackburn, Lancashire, BB6 8AY.



	CONSULTATIONS: Parish/Town Council

	Billington and Lango Parish Council - No observations or comments received within the 21-day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – No objections to the application in principle on highway safety grounds.

United Utilities – No objections.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 – Settlement Strategy.

Policy ENV7 - Species Protection.

Policy EMP11 – Loss of Employment Land.

Policy T7 – Parking Provision.

SPG – “Extensions and Alterations to Dwellings”.

PPS3 - Housing.

Affordable Housing Memorandum of Understanding (AHMU).



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

	This application seeks Outline permission for the demolition of the existing Village Hall building at Brockhall Village, in order to erect one detached dwelling. This is an Outline Application with ALL matters reserved, so the key issue here is the principle of the development of this site for housing.

The site lies within the Generally Developed Area (GDA) of the Brockhall Village development and as such falls within Policy G4 of the Local Plan. The GDA is subdivided via a Section 106 Agreement of 1995 attached to planning application 3/94/0532, and this refers to Land Parcel’s R5.02 and R5.03 (Store Workshop) that appear to include the site in question. These two Parcels lie within a series of Parcels given outline approval for residential development (see Map 1 and subsequent maps within the agreement), and it is also included in a schedule of sites headed VP3, itself a part of several sites together termed The Village Perimeter. On this basis, the outline permissions appear to establish the possibility of residential development on the site and therefore, in this case, there is no objection in principle to the proposed development of the site for housing.
 
The Local Plan Policy above also however needs to be seen in the context of the revised National Planning Policy Statement 3 (PPS3) para 71 which 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 considering suitability in this context the following are considered to be important:

· The location of the site in relation to the settlement of Brockhall Village;
· The existing and proposed density of housing development in this particular area;
· The subsequent visual impact on surrounding areas; and
· The ease of access to the site and the potential impact of creating a new access (which would be advised by Lancashire County Council Highways staff).
On this basis, given the site lies within the ‘Village Perimeter’ of Brockhall Village, the location of this site for housing is considered entirely suitable. In addition, as a single dwelling there is no requirement under the terms of the Affordable Housing Memorandum of Understanding (AHMU) for the dwelling to be ‘affordable’. The proposed development of this site for one dwelling is therefore acceptable in principle when considered in relation to the current housing policies and guidance.

With regards to the loss of the ‘community’ building currently sitting on the site, it is worth noting its history and that, in planning terms, recent approvals allow a varying mixture of uses within it. It was approved and built originally as a ‘Village Hall’ for the residents of Brockhall Village, however this use has/was never implemented due to issues between the owner and the residents association. I am aware of the history of this site, due to a wealth of correspondence on this issue between the Council and residents since the completion of the building in question, and the Council consider that the development approved by 3/2005/0315 was completed in accordance with the relevant Conditions, however the dispute over the failure of the facility to be handed over to the residents by the private developer, is one that the Council has had, and will have, no control over. This issue is therefore not considered to be a material consideration. Recently permission has been granted for the use of the building as both an A1 retail use and a B1 office use (3/2010/0544/P and 3/2010/0545/P), however as the letter from Trevor Dawson Chartered Surveyors notes, the property has been unsuccessfully marketed for the various uses with the buildings location being unsuitable for the uses granted consent. Therefore, in line with EMP11 of the Local Plan, I am satisfied that attempts have been made to secure an alternative employment generating use on this site, and therefore accept the loss of this small commercial site within what is clearly an unsuitable location.
With regards to any potential impact on the residential amenity of the occupiers of the adjacent properties, the plans indicate that a distance of over 21m between habitable room windows of the proposed property and the habitable room windows within the adjacent properties can be achieved. This is line with the guidance provided within the SPG ‘Extensions and Alterations to Dwellings’, and as such I do not consider that the development of this site would be to the significant detriment of the amenity of the occupiers of existing nor proposed properties.

There are protected trees on adjacent land to the east of the site that are within influencing distance of the development, and as such further details were requested from the Agent including the Diameter of the trees at breast height in order to calculate the required Root Protection Area for the trees in question. On the basis of this information, the Council’s Countryside Officer has raised no objection to the proposal providing that the bund remains in place as it affords the trees some physical protection. In addition, he has recommended a site-specific tree protection planning condition.
Therefore, having assessed the scheme in regards to the relevant Policies and mindful of the two recent approvals for housing on the adjacent site, due to the current under supply of housing within the borough and the lack of viable uses for the site in a community or commercial form, the use of this site for the erection of a dwelling is considered acceptable in principle, and the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the location, nor would its approval have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various











