Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0565/P

	Development Proposed:
	Proposed erection of two new build semi-detached houses (1 x 3 bedroom 5 person and 1 x 2 bedroom 4 person) with off-road parking and private gardens at George Street, Clitheroe, Lancashire, BB7 1BU.


	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No objection to this application on the basis that any overlooking issues have now been resolved.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – No objections in principle on highway safety grounds.
United Utilities -  No objection to the proposed development.


	CONSULTATIONS: Additional Representations

	One letter has been received from the occupiers of an adjacent dwelling, and the following points of objection have been made,

1. George Street has in the last year undergone substantial development, with residents subject to daily noise disturbances and inconvenienced by plant machinery,

2. Loss of two visitor spaces for people coming to our house,

3. It will end up another incomplete development,

4. Why did they not build these when the others were being built?

5. Close proximity between existing houses,

6. Impact on amenity,

7. Dangerous to have a construction site close to where children play,

8. Loss of views to the countryside,

9. Loss of light,

10. Loss of habitat,

11. Overdevelopment of the site,

12. Insufficient parking on and around George Street,

13. Road is deteriorating at the top of George Street due to the increase in cars, and

14. Perhaps Symphony should spend their money completing the existing projects.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy H10 – Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

Addressing Housing Need in Ribble Valley.

NPPF.

Wildlife & Countryside Act 1981 as amended.

The Conservation [Natural Habitats & c.] Regulations 1994.



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

	The site in question lies on the outskirts of Clitheroe but within the settlement boundary.  This application seeks permission for the erection of two new build semi-detached houses (1 x 3 bedroom 5 person and 1 x 2 bedroom 4 person) with off-road parking and private gardens on land accessed via George Street.  The scheme aims to complete a previously approved and nearly completed housing project by the Applicant, by virtue of erection two additional properties on land currently home to a small turning head.  The Agent has sought Pre-Application advice for a scheme at this site and the response was positive.

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 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 the two dwellings to be ‘affordable’ however the applicant may indeed rent/sell them on this basis.
With regards to the visual impact of the proposals, Local Plan Policy G1 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 the basis of the above Policies and Guidance, there is a particular emphasis on proposals,

· being visually acceptable,

· having an acceptable relationship with their surroundings,

· not having an impact on nearby ecology/habitats,

· having a high standard of building design and landscape quality, and

· not adversely affect the amenities of the surrounding area.

Linked in a pair, their size and density creates an acceptable and sympathetic addition to the streetscene.  The layout of the properties on site utilise the additional land to the rear to create a larger green space for each unit and sufficient off-street parking is allowed per dwelling.  The scale is in keeping with the neighbouring developments and the footprint has been designed to be suitable in relation to adjacent properties, and the design and appearance of the properties have also been designed with the existing development in mind and the proposal is considered entirely sympathetic.  

With regards to compliance with privacy distances, the guidance provided within the SPG – “Extensions and Alterations to Dwellings” discusses a distance of 21m between existing dwellings and the proposed first floor windows of habitable rooms in new developments.  When assessing this scheme in measuring the direct line of view from the first floor windows of the proposed dwellings, this is well over the distance, however due to the oblique angle of the dwellings, the direct distance from the properties opposite measures at around 17.5m.  The SPG also notes that there may be cases where intervening land uses mean that the 21 metre distance is less relevant, and in this case given the new properties are set at almost a 45 degree angle from the existing properties, the potential for overlooking is considered to be suitably mitigated.
The LCC County Surveyor raises no objections to this proposal and notes that the recent development of affordable units on George Street has resulted in additional highway space being created within which vehicles can manoeuvre, therefore removing the necessity for the existing turning head.  The off street parking provisions are appropriate for the suggested house type and ownership, however the applicant will have to discuss the relocation of the street lighting with the correct department at LCC.

With regards to any potential impact on flora/fauna on site, the applicant has submitted an ecological assessment of the site that has highlighted the loss of a poor hedgerow on site and the requirements for the management of Himalayan Balsam and Japanese Knotweed on site.  The mitigation notes also suggest the incorporation of bird/bat boxes on the new properties and the planting of a new hedgerow to help mitigate the loss of suitable habitats on site.  As such, following discussions with the Council’s Countryside Officer suitable conditions have been added to the final decision.
I am therefore of the opinion that the proposal as now submitted would have an acceptable relationship with its surroundings, would reflect the character and appearance of the adjacent dwellings in the area and would have no significant impact on the amenities of the occupiers of adjacent dwellings.  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:

	The proposal has no significant detrimental impact on nearby residential amenity, it would not have an adverse visual impact or adverse affect upon the setting of the Conservation Area, and not would it be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various in 2012








