Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0533/P

	Development Proposed:
	Proposed demolition of the former Women’s Institute Building and the erection of one dwelling on land at Lynbrook, Longsight Road, Clayton-Le-Dale, Lancashire.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways Officer) – The changes to this application compared with that previously approved on the site (Ref. No.3/2012/0187) do not raise any further highway implications.  Therefore my comments are the same as before and I raise no objections to this proposal, subject to relevant conditions.

United Utilities – No objections.


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development within Open Countryside.

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 land to the rear of Lynbrook and Glendene on Longsight Road, Clayton-Le-Dale.  The site currently houses a former Women’s Institute Building (see Certificate of Lawfulness within Application documents) that has been used as ancillary residential storage for the property Lynbrook, as well as the land that makes up its curtilage and a portion of the rear garden of Lynbrook (see red edged plan).  The site lies at the eastern end of a short row of detached single dwellings and is bounded by fields immediately to its east and to the north, and by the rear garden of Lynbrook to the west.  The site lies across the road from the Copster Green settlement boundary within open countryside.  There is an existing vehicular access off Longsight Road (A59).  Permission was granted in April 2012 to demolish the existing WI building on site and erect a two-bedroom bungalow on the land, creating a garden area within the buildings existing curtilage.  As this proposal includes a larger area of land (including part of Lynbrook’s rear garden area, the dwelling proposed is a much larger three bedroom property with a ridge height of 6m (5.1m previously) and a footprint of 192.87sq.m. (104.19sq.m. previously).

The original proposal was the subject of pre-application advice, given without prejudice in February 2012.  The main change since then, other than the introduction of the NPPF, is the increase in the size of the plot albeit using the garden area of another property.  With regards to the principle of the development, as with the previous approval 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.

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 whilst Policy G5 would not strictly support the development proposed, this has to be balanced with the guidance within the NPPF and accompanying considerations of suitability.  The proposal is of a small scale and would not, given its position set back from the road and screened behind hedges and conifer trees, appear to visually affect the area, subject to appropriate design, scale, materials etc, given that a bungalow is proposed.

As such, given the,

· sites location adjacent to the settlement boundary of Copster Green, (albeit on the opposite side of the A59),
· site lies within a group of existing residential properties, and
· site lies within walking distance of an existing bus stop,
the site is considered to be a sustainable and therefore suitable site, and the principle of developing this site for one residential property remains acceptable and could therefore be supported in principle subject to the schemes conforming to other relevant policies.

From a visual perspective, the dwelling proposed, albeit larger in both its height and footprint, remains relatively low-key in scale and will be finished in materials to match the two nearest properties.  Indeed it would be no more visible than the previously dwelling on the site due it being slightly repositioned further onto what is the existing garden of Lynbrook.  Policy ENV3 of the Local Plan deals with requirements in relation to new development reflecting local style and character, important for a detached building in this location, and I remain satisfied that the scheme is in accordance with that policy.

From a highway safety point of view, following the submission of an amended plan, the LCC County Surveyor notes that he is satisfied that an adequate visibility splay can be provided at the proposed access point, provided that the existing telegraph post adjacent to the driveway is moved back slightly and the hedgerow to the east is pruned back and kept suitably maintained.  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.  On this basis, and subject to the relevant conditions being imposed, he raises no objections.

The new dwelling will be positioned approx. 37m from the rear elevations of the two nearest properties, and approx. 13.4m from the rear boundary of the formal garden areas of these properties.  Given the significant boundary screening between the existing and proposed properties, the revised scheme will have no impact on the residential amenity of the occupiers of the 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 surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED:  Various 2012








