Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0547/P

	Development Proposed:
	Outline application for the erection of a new build 3-4 bedroom detached dwelling house with detached garage within the existing garden rear of an existing property at Police Rural Beat House, Manor Avenue/Preston Road, Ribchester, Lancashire.


	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council – The PC view on applications that seek to build on garden area is that they should be resisted.  In this particular case however, the proposal by the Constabulary is considered unlikely to be detrimental to the village, indeed it is possible that where the garden area to be combined with the existing Police House, an application to build a number of properties on the site might result.  The PC therefore raises no objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – I have no objection in principle to development on this site however parking on Manor Avenue is clearly at a premium.  I would therefore require any detailed proposal to provide adequate off street parking.  The plans submitted with this outline application indicate a 3 or 4 bedroom property with a 15m driveway (approx) leading to a detached garage, which demonstrates that sufficient parking can be achieved within the curtilage.  I would ask that certain conditions be applied to any consent granted.
United Utilities - No observations or comments received within the statutory 21-day consultation period.


	CONSULTATIONS: Additional Representations

	One letter has been received from the occupier of an adjacent dwelling who wishes to register the following concerns,

1. The entrance and exit to Manor avenue is already congested,
2. The road is narrow and vehicles park on both sides making it necessary for some vehicles to back out onto the road,
3. The visibility from Manor Avenue is poor, and
4. The Council must take into account highway safety and if necessary make the appropriate alterations to improve it.


	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 – Settlement Strategy.

Policy H10 – Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

Addressing Housing Need in Ribble Valley.

NPPF.


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

	The site lies within the village settlement boundary of Ribchester.  The application seeks outline-planning approval (with all matters reserved) for the erection of a detached dwelling with garage within what is the existing rear garden area of an existing property.

Given that the application is in outline form only with all matters reserved, the key issue is therefore the principle of the 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 village of Ribchester, and close to one of the main service centres Longridge, 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 G4 (in relation to it being an infill site not defined as essential open space) 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 the dwelling to be ‘affordable’.
Whilst all matters are reserved, the applicant has submitted a proposed site plan and scale parameters for the proposed dwelling in order to provide gauge an opinion on the scale of the development in relation to the nearby properties.  Policy G1 of the Local Pan 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.’  On this basis, the scale parameters and other details highlighted within the D&A and indicated on the site plan are considered to be acceptable in this particular location of Ribchester and would not create an over intensive development that would be to the detriment of the streetscene and is considered a sympathetic scheme.

The LCC County Surveyor raises no objection in principle to development on this site however as parking on Manor Avenue is clearly at a premium, he would require any detailed proposal to provide adequate off street parking.

The proposal is therefore considered acceptable when considered against Local and National Plan Policy, and the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	In land use terms the proposal is considered acceptable in principle and the development of the site would not be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 17/07/2012








