Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0595/P

	Development Proposed:
	One detached dwelling at Roefield Reach, Edisford Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle to the application on highway safety grounds and comments that the proposed development utilizes the existing access from Edisford Road that is suitable for this additional dwelling; and that the internal arrangements within the site will not interfere with the safe movement of private vehicles to and from the adjacent highway.

United Utilities – No objections to this application.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

A Local Plan for Ribble Valley Regulation 22 Submissions Draft.

North West of England Regional Spatial Strategy.

National Planning Policy Framework (NPPF).



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

	The application site comprises a large garden area to the rear of the bungalow Roefield Reach.  Planning permission has recently been granted by 3/2012/0740/P for the change of use of Roefield Reach from residential into offices for use as administration offices by the applicants, Roefield Specialist Care Ltd, in connection with the adjacent business.

The garden area is presently a level area of lawn and a tennis court.  To the north west, the site is adjoined by Ribblesdale Pool which is separated from the site by a high stone boundary wall and trees.  To the south east, the site is adjoined by the sports hall of Roefield Leisure Centre from which it is separated by a substantial group of trees.  A newly built two storey annex block to Thistle Manor adjoins the north western boundary of the site.  The application site is therefore completely surrounded by existing substantial built development.

Vehicle access to the site is through the grounds of Thistle Manor.  The driveway emerges in front of the existing bungalow and there is a secondary access in to the rear garden adjacent to the new two storey annex to Thistle Manor.

PTO

The site is within the open countryside as defined in the Ribble Valley Districtwide Local Plan, but it is relatively close to the Settlement Boundary of Clitheroe.

The application seeks full planning permission for the erection of a two storey detached four bedroom house with an integral double garage.  The building would have overall dimensions of approximately 19m x 14m with an eaves height of approximately 4.6m and a ridge height of approximately 8.1m.  The proposed external materials comprise white render above a buff coloured brick plinth with the same brick being used in feature panels, and grey roof tiles.

The National Planning Policy Framework (NPPF) requires Local Planning Authorities to consider housing applications in the context of a presumption in favour of sustainable development, and that relevant policies for the supply of housing should not be considered up to date if the LPA cannot demonstrate a five year supply of deliverable sites.  At the present time, whether measured against the RSS figure of 161 dwellings per year or the Core Strategy figure of 200 dwellings per year, the Council considers that it can demonstrate a housing supply in excess of the required five years.  However, housing requirements, including spatial distribution, is the subject of many objections to the Submissions Draft of the Core Strategy.  

It is, however, considered that the settlement strategy policies of the Local Plan must be regarded as out of date. The location of the site outside the settlement boundary would previously have meant that Policy G5 of the Local Plan would be relevant; and that Policy would not support a permission in relation to this application.  The requirements of NPPF to maintain a deliverable five year supply of housing, however, are such that this application needs to be considered within the context of the need to meet the three dimensions of sustainable development of economic, social and environmental.

The site is contained within existing substantial built development on all four sides and, being of a scale (ie one dwelling) that is considered appropriate to the locality, it is concluded that this proposal in principle is consistent with NPPF, the extant Regional Spatial Strategy and, at this scale, would not undermine the principles of the emerging Core Strategy.

NPPF advocates a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits.  Although this site is outside the settlement boundary of Clitheroe, it is adjacent to two significant community leisure facilities and a large residential institution.  It is also within walking distance of a large local shop (Spar) and a primary school.  Edisford Road carried bus services; and the land between the site and the Settlement Boundary is developed with buildings or as municipal car park, or is laid out for use as sports pitches. Although outside the Settlement Boundary, the site and adjoining land uses do not, therefore, comprise undeveloped agricultural land.

The site is a similar distance to Clitheroe Town Centre as the recently approved major housing development at Henthorn Road that is also outside the Settlement Boundary.  In common with that much larger proposed development, this application is therefore considered, in principle, to represent sustainable development.

As previously stated, the application site is surrounded by existing substantial development, and is also very well screened on all sides by existing trees.  A tree report submitted with the application indicates that the majority of these are to be retained and that the small number that are to be removed in order to facilitate the development are not particularly visible from outside the site. They are Leyland Cypress and Cypress originally planted as a hedge that is now overgrown around the perimeter of the tennis court.  It is not consider that the proposal would have any adverse impact on the character of the landscape or the visual amenity of the area.  Appropriate conditions will, however, be required to ensure that appropriate 
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protection is afforded to the trees on the external boundaries to the site that are to be retained.

The proposed dwelling has been appropriately designed and sited such that it would not adversely affect the surrounding business/leisure uses; whilst at the same time ensuring that an appropriate level of privacy and general residential amenity would be afforded to future occupiers of the proposed dwelling.

The County Surveyor has not expressed any objections to the proposed access into the site or to the proposed parking provision.

Overall, subject to appropriate conditions, the proposal is considered to represent sustainable development in accordance with the requirements of NPPF that would not have any seriously detrimental effects upon visual amenity, the amenity of any nearby residents or highway safety.  I can therefore see no objections to the proposed development.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents sustainable development that would not result in any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














