Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0698/P

	Development Proposed:
	Outline application for the erection of four bungalows at Grimbaldeston Farm, Preston Road, Longridge, Lancashire.


	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – No observations or comments have been received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – The proposal consists of four 3-bedroom bungalows accessed via the adjacent planned housing development, which has outline permission (3/2011/0316).  The road layout, footway and parking provision of two spaces per dwelling detailed in the submitted plans are suitable for a development of this type.  Provided therefore that the access and internal roads associated with the adjacent development are completed in advance, I have no objection in principle to this proposal.
United Utilities -  No objection to the proposed development.


	CONSULTATIONS: Additional Representations

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

1. Increase in vehicles will be more dangerous in this location,

2. Permission has already been granted for 60 plus dwellings accessing here, but our concerns were not noted then, and

3. We have no faith in democracy in the Borough.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV9 – Important Wildlife Site.

Policy H20 - Affordable Housing - Villages and Countryside.

Policy H21 - Affordable Housing - Information Needed.

Policy T1 - Development Proposals - Transport Implications.

Policy T7 - Parking Provision.

Affordable Housing Memorandum of Understanding.

Policy DP1 – Spatial Principles, North West of England Regional Spatial Strategy to 2021.

Policy DP2 – Promote Sustainable Communities, North West of England Regional Spatial Strategy to 2021.

Policy L4 – Regional Housing Provision, North West of England Regional Spatial Strategy to 2021.

Policy L5 – Affordable Housing, North West of England Regional Spatial Strategy to 2021.

Policy H2 - Dwellings in the Open Countryside.

NPPF.

Wildlife & Countryside Act 1981, as amended.

Conservation  [Natural Habitats &c] Regulations 1994.



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

	This is an outline application that seeks consent for the erection of four bungalows on land adjacent to a site that has recently been granted outline planning permission for 60 dwellings.  The site lies to the west of Preston Road outside but immediately adjacent to the settlement limit of Longridge lying within land designated open countryside.  The site is approximately 0.17 hectare, and access to the site is proposed from the recently approved highway layout of 3/2011/0316/P, that feeds from an existing access point onto Preston Road.  The site in question lies to the south west of The Stables and Meadowcroft, and will be accessed from the northwest corner of the site.  The proposal seeks permission for four bungalows with a proposed scale of 9.5m in length and 11.5m in depth (floor space of approx. 93sq.m.), and a maximum height of 4.9m to the ridge (2.5m to the eaves).  The site is greenfield in nature with one tree on and hedgerows surrounding the site.

Approval is sought at this stage for a means of access into the site, and for the layout and scale of the proposed development.  The site is approximately 0.17 hectare, and access to the site is proposed from the recently approved highway layout of 3/2011/0316/P, that feeds from an existing access point onto Preston Road.  The site in question lies to the south west of The Stables and Meadowcroft, and will be accessed from the northwest corner of the site.  The proposal seeks permission for four bungalows with a proposed scale of 9.5m in length and 11.5m in depth (floor space of approx. 93sq.m.), and a maximum height of 4.9m to the ridge (2.5m to the eaves).

As part of the application a tree survey was submitted that assesses the quality of the tree on site and provides a recommendation to remove the tree.  The Council’s Countryside Officer has assessed the report and he is satisfied with the conclusion.

PRINCIPLE OF HOUSING DEVELOPMENT

The starting point in relation to policy principles is the development plan.  This has two elements, the Regional Spatial Strategy (whilst soon to be abolished remains extant) and the Districtwide Local Plan – Saved Policies.  The policies of the recently published NPPF must then be considered with a judgement being made in relation to the weight of the key material considerations.  The RSS provides a position in relation to the housing requirements, affordable housing and the broad focus of development, with Policy L4 and L5 significant policies in this case.  For decision-making purposes, the Council has adopted the RS housing requirement pending its review through the preparation of the Core Strategy.  The RSS requirements plan for some 161 units per year against which the Council can demonstrate a 5.82 year supply at present.  The Core Strategy seeks to plan for 200 units per year, however the scale of requirement has been subject to significant and extensive objections that remain to be resolved through the examination process and at this time, the Council attaches less weight to this element of the Core Strategy.  The Council cannot however demonstrate a five-year supply against this requirement.  It should be borne in mind that whilst a five-year supply can be demonstrated against the RS requirement, this is not a maximum or ceiling and development needs to be considered against the principles established in NPPF around the presumption in favour of sustainable development.

In terms of the saved Local Plan policies, in general terms the proposal site is outside the existing settlement boundary of Longridge.  However, the settlement strategy in the Districtwide Local Plan, as a principle, is considered out of date in relation to both settlement boundaries and the development constraints that are set out.  This is because that plan which was formed in the early 1990s and premised upon the relevant Lancashire Structure Plan policies applicable at that time, was established to control development, including housing growth against the strategic framework existing at that time.  The adopted Local Plan (adopted 1990) had its strategic basis superseded by the Regional Strategy in 2008 and has been the subject to a review process as a consequence of the Core Strategy and with the Council’s current position reflected in the submission Core Strategy.  For these reasons I consider that the development principles, including the application of Policy G5 must be considered out of date.
It will also be important to consider any potential visual impact of the scheme.  Policy H2 of the adopted Districtwide Local Plan discusses this in greater detail and states that the impact of proposals on the countryside will be an important consideration in determining all planning applications.  Development should be appropriately sited and landscaped, and in addition, scale, design, and materials used must reflect the character of the area.  This is covered in detail elsewhere within this report. That is not to say that the consideration of the impact of the development upon visual amenity, character of the area and impact upon relevant heritage assets should not be considered, however I do consider that the underlying principle of development falls now to be determined against the NPPF.

NPPF emphasises the need to base decisions on the development plan, unless material considerations indicate otherwise.  The NPPF is clearly a material consideration as up to date national planning policy, and the most significant material consideration is that of the presumption in favour of sustainable development.  NPPF at paragraph 49 also highlights that housing applications should be considered in the context of that presumption.  The presumption confirms that where the relevant policies of a development plan is considered out of date, permission be granted unless:

· Any adverse impacts of doing so would significantly and demonstrably outweigh the benefits when assessed against the policies of the framework.

Sat adjacent to a recently approved development for 60 dwellings, the site is considered to be in a sustainable location and would contribute to the supply of housing in Longridge/the Borough including market choice.  It would be consistent with the policies of NPPF to proactively drive and support economic growth, and the impact upon overall housing supply and development strategy would not be so significant to the overall provision to cause harm to the submission Core Strategy and consequently overall is not considered to either significantly or demonstrably outweigh the benefits listed above as a matter of principle.  The development of the site in principle would therefore accord with the presumption in favour of sustainable development and is consequently consistent with the provisions of NPPF which has relevant material consideration, given the view that relevant policies of the development plan are out of date lead to a conclusion that permission should be granted.  However, there are of course other detailed development management considerations such as access, visual impact and such like that would need to be satisfied in relation to the application as a whole. 

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’.
LAYOUT & SCALE

As stated previously this is an outline application with the only detailed matter being applied for at this stage being the means of access, layout and scale.  To assist the Local Planning Authority in making a decision on such applications, there is a requirement for applicants to provide a basic level of information on other matters including parameters of scale and layout.  A simple site layout has been submitted to show how the scheme would fit into the immediate surroundings with existing residential development to the north west of the site and the existing properties to the northeast.  This is a greenfield location and as the principle of development of this nature has already been approved in principle, this small-scale addition to this larger scheme would cause any further visual detriment to the location.

Turning to the scale of development, the submission outlines the limits for development and the proposed bungalows.  On the basis of the information provided and the relationship between the adjacent properties, I do not consider that the parameters of scale would prove significantly detrimental to the visual amenities of the area.

IMPACT ON AMENITY

In considering residential amenity it is important to have regard to the relationship with properties outside the site as well as that between units proposed as part of this scheme.  To the northwest is the property The Stables, and measuring on the submitted plans; the proposed dwellings will be 9.7m away and separated by a 1.8m high close-boarded fence.  Considering this boundary screening, the likely internal layout of the new dwelling nearest to The Stable and the relationship between the windows it is considered that the potential impact has been satisfactorily addressed and I do not consider that the development of this site in the manner shown would prove significantly detrimental to existing residential amenities.  In respect of the internal relationship of the development site, the proposed layout shows properties facing onto internal access roads/shared accesses and thus I conclude the relationship to be satisfactory.

IMPACT ON HIGHWAY SAFETY

The LCC Highways department have raised no objections to an additional four units on the site.

On this basis, the overall design of the scheme has utilised the features of the adjacent properties and is considered a sympathetic scheme.  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: 11/09/2012








