Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0965/P

	Development Proposed:
	Proposed detached two-bed bungalow on vacant land adjacent to 14 Crumpax Avenue, Longridge, Lancashire, PR3 3JQ.

	CONSULTATIONS: Parish/Town Council

	Longridge Town 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 G2 – Settlement Strategy.

Policy T7 – Parking Provision.

SPG ‘Extensions and Alterations to Dwellings’.

PPS3 – Housing.

Affordable Housing Memorandum of Understanding.

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

	This application seeks permission to erect a small, two-bedroom bungalow on land adjacent to no. 14 Crumpax Avenue, Longridge. The site is located within the settlement boundary of Longridge, as defined by the Ribble Valley Districtwide Local Plan.

The Applicant expected the land subject to this application to be adopted by LCC following the approval of 7 no. bungalows in 1997 (3/21997/0091/P), however this never materialised. For the last 12 years the Applicant has fenced off, and maintained the land for the visual benefit of the residents in this area until such a time as a solution could be found. The land is surrounded on three sides by roads and bounded on the other by a brick boundary wall to no. 14 Crumpax Avenue. The keys issues with regards to this proposal are in relation to visual impact on the streetscene, impact on the residential amenity of nearby neighbours and the actual principle of the development of the site for housing.

Applications for new housing are 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, the development of sites within the settlement boundary and outside Green Belt. As the application site lies within the boundary and is outside the Green Belt, I consider that it complies with Policy G2. In addition, 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 Local Plan Policies also need 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. Para 69 states, 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 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 and its services/amenities, and
· The scale of the development and subsequent visual impact on the streetscene and nearby areas.
On this basis, whilst the location of the site is considered entirely suitable, the scale of the development and its subsequent visual impact are also key factors when considering the proposal. The proposed development of this site for a dwelling is however acceptable in principle when considered in relation to the current housing policies and guidance.

With regards to visual impact on the streetscene and any potential impact on the residential amenity of neighbours, the unit proposed is ‘L’ shaped with its longest dimensions measuring 11.4m x 8.8m, with a 4m x 5.4m cut-out. The eaves measure 2.3m high and the ridge 4.2m at the highest point. The property proposed has been designed with the appearance of the adjacent bungalows on Crumpax Croft in mind, in terms of its scale, height, design and materials, and it is considered by the Applicant to be highly suited for elderly residents. The site will retain its existing low-level fencing on the boundary, along with the two trees on site, and aside from the creation of two off-road parking spaces and the erection of a 1.6m high close boarded fence between the new dwelling and no. 14 Crumpax Avenue (required to create some private amenity space), there is no more landscaping proposed. The rear elevation of the building will face onto Crumpax Avenue, with the main entrance being off Crumpax Croft, however bearing in mind the scale, design, materials and appearance of the dwelling, and as the building will be sited in line with the front elevation of no. 14 Crumpax Avenue, I do not consider that it will have a visually detrimental impact on the current setting and appearance of this location on Crumpax Avenue. In order to safeguard the future amenity of the streetscene, Permitted Development Rights will be removed from the property.

With regards to any potential impact on the residential amenity of the occupiers of the adjacent properties, the plans show a distance of over 21m between the habitable room windows of the proposed property and the habitable room windows within the adjacent properties. This is line with the guidance provided within the SPG ‘Extensions and Alterations to Dwellings’, and as such I do not consider there to be any significant impact on the amenity of the existing nor proposed properties.

Therefore, having assessed the scheme in regards to the relevant Policies, 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: 05/01/2012














