Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/1039/P

	Development Proposed:
	Erection of one new single storey residential building adjacent to The Pentre.  Creation of new crossover over Pendle Rd for The Pentre.  Construction of new boundary fence/wall separating the properties.  The Pentre, Pendle Road, Clitheroe, Lancashire, BB7 1JQ.



	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways Officer) – No objections to this proposal, subject to relevant conditions.

United Utilities – No objection to the proposed development.


	CONSULTATIONS: Additional Representations

	One letter of objection has been received from a nearby neighbour who notes the following points,

1. The proximity of the new property to ours would have an oppressive and overbearing impact on our property,

2. It will be overly dominant and create a sense of enclosure,

3. The distance of the build from our house has been taken from the kitchen window and not our conservatory,

4. The dwelling would fill our garden’s width causing it to appear dominated and cramped,

5. It would be imposing after the loss of trees,

6. The disturbance during the build will be an unacceptable intrusion, and

7. If the dwelling were to be built a more reasonable distance from our boundary, our objections would be resolved.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy H10 – Residential Extensions.

Policy T1 - Development Proposals - Transport Implications.

Policy T7 - Parking Provision.

SPG – Extensions and Alterations to Dwellings.

NPPF.



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

	The application relates to a portion of a large garden belonging to the owners of The Pentre, Pendle Road, Clitheroe.  The applicants seek planning permission for the erection of one, single storey dwelling within their garden (to the south of the current dwelling), along with the improvement of an existing vehicular access onto Pendle Road.  The new detached property will be a modern construction and will create a contemporary property using an ‘open plan living’ design process.  It will contain a large open plan living/dining/kitchen area with a long link through to a secondary single storey building that will contain three bedrooms (all with en-suite facilities) and a small covered swimming pool to the rear (western end) of the site.  The scheme also includes the provision of defined off-street parking areas for each property on the site.

PRINCIPLE OF HOUSING DEVELOPMENT

At this present time when assessing proposals for housing development the overriding consideration is that of the National Planning Policy Framework (NPPF).  Paragraph 14 of the NPPF notes ‘At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development.’  For decision-taking this means approving development proposals that accord with the development plan without delay and where the development plan is absent, silent or relevant policies are out of date, granting permission unless:

· any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole; or

· specific policies in this Framework indicate development should be restricted.

As such, given the sites location within the town centre of Clitheroe, a main service centre, the principle of the proposed small-scale housing development is considered acceptable.  Paragraph 49 of the NPPF notes that proposals should be considered in the context of the presumption in favour of sustainable development, and that relevant policies for the supply of housing should not be considered up-to-date if the local planning authority cannot demonstrate a five-year supply of deliverable housing sites.  The Council can now demonstrate a five-year supply of housing however given that the development is also in accordance with the Local Plan Policy G2 (in relation to its location within the settlement boundary of Clitheroe), and given its small scale, the development is considered acceptable in principle.  With respect to Affordable Housing on this site, the Council is adopting the approach outlined in paragraph 3.1 of the document, Addressing Housing Need in Ribble Valley.  On this basis, there is no requirement for ‘affordable dwellings’.
I am mindful of the statement in NPPF sited above which advocates a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits.  The site under consideration here is within the saved settlement boundary of Clitheroe, and as such, is considered in accordance with Local Plan Policy G2, which allows for consolidation and expansion of development plus rounding off development.  The circumstances that are prevalent now with the need to meet the requirements of NPPF and maintain a deliverable five year supply of housing are such that this site must meet the three dimensions of sustainable development as outlined in NPPF – economic, social and environmental.  Contained within the settlement boundary as it is, and being of a scale that is not considered inappropriate to the locality (Clitheroe being a key service centre in the borough) subject to supporting infrastructure, it is concluded that the principle of developing this site for residential development is considered to be acceptable in land use terms.  This is of course providing that the impacts on highway safety, visual and residential amenity are acceptable.
With regards to the access, the proposed driveway already has the benefit of a dropped kerb and so no further engineering works will be required at the access to the highway.  Therefore, following a number of amendments to the proposed site layout and access opening, from a highway safety point of view the LCC County Surveyor raises no objections to the proposal subject to relevant conditions being imposed.

With regards to the layout and scale proposed, the new dwelling will be positioned (at the nearest point) approx. 0.8m from the rear boundary of no’s 2 and 4 Linden Drive.  The two largest elements of the building (the liveable areas) will have a footprint of approx. 14.74m x 6.817m and 7.069m x 18.168m.  A corridor measuring 2.9m in width and 9.892m in length links these two portions, and there is a covered pool area to the rear measuring 7.23m x 18.168m.  There is an enclosed courtyard area between the two sections that measures 10.75m x 9.892m.  The building will be 4.34m in height at the highest point (the portion nearest Pendle Road) with the section to the rear being a maximum of 3.563m in height.  The building will be of a flat roof construction.  Having considered the proposed design in line with the surrounding dwelling types, whilst the design, scale, massing and materials proposed are modern and contemporary in design, they will not be significantly visible at this location due to the existing landscaping and boundary treatments.  The Pentre remains the main and dominant property on this site, and will not be overawed by the different approach taken here.  On this basis, the overall layout and scale of the proposal is considered acceptable, and is of a scale that will fit within the streetscene without being incongruous.

The occupier of no. 4 Linden Drive has raised concerns with regards to the distance of the new property from the boundary however the building will be no nearer than most schemes of this nature.  The boundary treatment down this section of the site will be retained and as it is a mixture of fencing and hedgerows, will allow a sufficient level of screening to the nearest properties.  There are no windows within the elevations of the new building closest to this boundary, so due to the boundary treatment being retained, the dwelling will have no impact on the residential amenity of occupiers of adjacent properties.

On the basis of the above, 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 streetscene, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED:  Various 2012








