
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2012/0862/P

	Development Proposed:
	Outline application for 9 dwellings on land at Fell View, Barnacre Road, Longridge, Lancashire, PR3 2PD.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council – The Town Council objects to this application on the basis of the following reasons,

1. Over-intensive development of the site,

2. Development is not sufficiently set back from the footpath and may compromise pedestrian and motorist safety as a result of restricted sightlines at a busy junction,

3. Development of three storey properties fronting the footpath impacts adversely on the aesthetic of the street scene on this main entry road into the town,

4. Development is out of character with other properties in the area,

5. Access from the site would be better from a highway safety perspective is it came from the roundabout rather than Barnacre Road,

6. Presence of the primary school and residential home creates significant traffic flows with the road and paths coming under pressure at school start/finish times, and there is opportunity to improvements to the footways, and

7. In making separate applications, the developer is seeking to side step any requirements for affordable housing and this approach should be challenged if possible.

The Town Council welcomes the proposal to develop the site that the owner has allowed to become an eyesore in recent years to the distress of local residents and adversely impacting on the image of the town, however they would prefer a much-improved scheme.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways) – This outline application for 9 dwellings is accessed from the road already approved for the adjacent development of 9 dwellings (ref no. 3/2011/0710).  The levels of off street parking proposed within the plot are appropriate for the type of properties proposed with 2 spaces per 3 bedroom house, making a total of 18 spaces.  This is consistent with our policy on parking provision.  The courtyard parking area would also be adequate for refuse vehicles to turn and load.   I therefore have no objection on highway grounds to the principle of residential development on the site.

Environment Agency – No comment to make on the application.

United Utilities - No observations or comments received within statutory 21-day consultation period.


	CONSULTATIONS: Additional Representations

	Seven letters have been received from the occupiers of adjacent properties, and the following points of objection have been raised,

1. This application should be considered alongside the details of the already determined plans that relate to the remainder of the site,

2. The scheme is considered excessive and an over development of the site,

3. There remains a question of the sewers ability to cope with additional burden,

4. Increase in traffic will require additional traffic calming measures,

5. Approval of scheme would be detrimental to highway and pedestrian safety,

6. Lack of provision for affordable housing,

7. Concerns regarding adequate surface water drainage,

8. Proposal will create a further massing effect (compiled with other approved scheme),

9. Overlooking/Loss of privacy,

10. Loss of light,

11. Noise disturbance,

12. Adverse effect upon the amenity of the occupier of adjacent properties, and

13. Proposed design and type of housing is inappropriate for the location.

Some residents welcome the prospect of the site being developed as its current state does little to enhance the view of the streetscene, however they all consider the proposed design unsuitable, inappropriate and out of keeping.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV7 – Species Protection.

Policy T1 – Development Proposals – Transport Implications.

Affordable Housing Memorandum of Understanding.

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 REASONS FOR REFUSAL:

	The submitted development, by virtue of its layout, scale, massing, design, siting and orientation, proposes a scheme contrary to guidance within the NPPF and Policy G1 of the Districtwide Local Plan.  


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

	This application seeks outline planning permission for a residential development comprising the erection of nine residential units on land off Fell View, Barnacre Road, Longridge.  The reserved matters being sought approval are details relating to the Access, Layout and Scale.  The units proposed include 5 no. Three Bedroom Dwellings and 4 no. Three/Four Bedroom Dwellings.

The site lies within the within the defined settlement boundary of Longridge, as defined by the Ribble Valley Districtwide Local Plan, and it does not lie within nor is it visible from the nearby Longridge Conservation Area.  The site itself is split either side of an existing access road with the larger part of it already home to an existing, if dilapidated, two storey dwelling house, with the smaller portion (to the south west of the access road) housing an existing and recently decommissioned electricity substation.  The land was part of a larger piece of land until recently, with the southern portion of it now containing a Residential Care Home.  The site is surrounded to the north, east and south by existing residential properties, and permission was recently granted for the erection of nine dwellings on the land adjoining/to the west of the submitted.  The style, type and design of the dwellings within the nearby vicinity are typical of the area, with relatively modern designs on the more recently constructed Barnacre Road development, and the typical 1920s/30s style of property facing onto Inglewhite Road.  This scheme will utilise the same access road that was approved as part of this scheme.

The main issues with this application therefore relate to the principle of the development, what affect the proposed layout, scale and massing of the development may have on the streetscene and adjacent dwellings, the overall visual impact of the scheme and whether there are any potential impact on habitats.  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, therefore there is no requirement for ‘affordable dwellings’ on this site.
PRINCIPLE OF DEVELOPMENT

The policy basis against which this scheme should be appraised is set out in the context of national, regional and local development plan policies.  At a national level the National Planning Policy Framework (NPPF) came into force on 27 March 2012 and states that at the heart of the NPPF is a presumption in favour of sustainable development which means that for decision making purposes that:
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.
The NPPF requires LPAs to consider housing applications 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 LPA cannot demonstrate a five-year supply of deliverable sites.  As at 1 October 2012, Ribble Valley can demonstrate a 6 year supply of housing, including a 10% allowance for slippage and 20% buffer for previous years under delivery but no detailed site adjustments for deliverability of the sites identified when measures against the previously adopted Regional Strategy figure.  In terms of the five-year supply based on the emerging Core Strategy requirement, this is 5 years.  The issue of a five year supply is a somewhat complex one as we move forward with the preferred development option in the Core Strategy at a time when government advice has highlighted that the Regional Strategy (RS) is soon to be abolished and that it will fall upon LPAs to determine what the housing requirement should be for their own borough.  The most relevant policies of the RS are those that relate to housing requirements (Policy L4) and affordable housing (Policy L5).  The Council has established that it will continue to determine planning applications against the existing RS figure of 161 dwellings per year (in line with Government guidance) and as Members will recall, this is a minimum requirement not a maximum.  Even though the Council is undertaking a review of its housing requirements as part of the plan making process, the requirement going forward is most appropriately addressed within the Core Strategy examination and statutory plan making process.  Therefore, whilst mindful of the figure of 200 dwellings per year, agreed by a special meeting of Planning and Development Committee on 2 February 2012 as the annual housing requirement (following work undertaken by Nathanial Litchfield & Partners) it is the 161 per year requirement, which remains the relevant consideration for decision-making purposes on planning applications at this time.  As stated, the current figure would appear to demonstrate a 6-year supply against that requirement, but this is without any detailed site adjustments for deliverability.  Irrespective of the 5 year supply issue, some of the policies of the DWLP are considered out of date (in particular the settlement strategy), therefore in establishing whether the development of this parcel of land for residential purposes would in principle be acceptable, it is the requirements of NPPF that take precedence over the dated policies of the DWLP in respect of this site, i.e. a presumption in favour of sustainable development as outlined above and granting planning permission unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits.  The site lies within the existing town settlement boundary, as defined previously in the Districtwide Local Plan, and is within walking distance from a number of essential services and amenities.  Therefore having examined the potential development as submitted under this application it is considered that being of a scale that is not inappropriate to the locality, subject to supporting infrastructure, it is concluded that the development of this site for residential purposes as a principle would be consistent with the National Policy Framework, extant Regional Strategy and at the scale proposed the principles of the emerging Core Strategy together with relevant material consideration that the Council must currently take into account.  Members are reminded that the Core Strategy is at a Regulation 22 Submission Draft Stage, thus the weight to be attached to that document is greater now than at previous Committee Meetings.

On this basis, and bearing in mind the above details, the principle of developing this site for housing is acceptable in principle, providing of course that the housing proposed for this site reflect the character of the locality in terms of scale, design and density and will not have any detrimental visual impact on the locality.
LAYOUT/SCALE/IMPACT ON AMENITY

As part of the principle of the development of this site it is also important to consider any potential visual impact of the scheme.  The proposal is in Outline form with matters of the appearance and landscaping of the development reserved, however details of the scale, massing and the subsequent visual impact of developing the site for housing are details to be considered.  At present the site is home to a large, detached, two storey property that sits with its front elevation facing Barnacre Road and the gable parallel to Inglewhite Road, with a large rear garden area separating the rear elevation of the property from the boundary with no. 63 Inglewhite Road.  Visually any development of this site will affect the streetscene, however in order to refuse a development the significant visual harm of the proposal must be demonstrated and be sufficient enough to outweigh the requirement for new homes within the borough.

With regards to the layout proposed by the Agent there are two areas of housing proposed.  There are a pair of semi-detached properties proposed on the southern side of the access road, with a row of seven properties to the northern boundary of the access that following the layout of Barnacre and Inglewhite Road forming the built form of an arc with the front elevation of the properties facing on the highway and a courtyard area to the rear overlooking a large parking area.  The scale of these properties vary in height from 8m to 9m, however despite the 8m high properties being of a satisfactory height, due to the close proximity of the proposed housing layout to both the adjacent highway and the neighbouring properties, the scale of the 8.9m and 9m high dwellings will appear as dominant buildings within the streetscene, to the visual detriment of the area and the detriment of the amenity of the occupiers of the nearby dwellings.  The dwellings nearby are typified by their location set back from the existing road frontage and set within reasonably sized garden areas.  Paragraphs 56, 60 and 64 of the NPPF provide the following points that are considered key in assessing the application, namely that,
· Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people,
· Planning decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles.  It is, however, proper to seek to promote or reinforce local distinctiveness, and that
· Permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area.
With regards to Local Plan Policy, G1 considers that,

· Development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature,

· The density, layout and relationship between buildings is of major importance with particular emphasis placed on visual appearance and the relationship to surroundings as well as the effects of development on existing amenities, and that

· Developments should provide adequate day lighting and privacy. 

In addition, the supporting text to Policy G1 notes that it is important to safeguard the amenities of the Borough and also of those properties adjacent to proposed developments, and that this Policy serves to do so.
On this basis I consider the layout of the site to be cramped and over-developed, out of keeping with the local distinctiveness of the area; and the scale and subsequent massing of the row of seven properties that face onto Barnacre/Inglewhite Road appear overly dominant and unsympathetic with both the streetscene and the neighbouring dwellings in terms of its size, intensity and nature. The proposals layout and relationship between the existing, adjacent dwellings (most crucially no. 63 Inglewhite Rd) and the proposed dwellings will cause a significant and detrimental impact on the existing amenities of the occupiers of these dwellings, by not maintaining the existing, nor providing adequate, privacy levels for the adjacent neighbouring dwellings and their garden areas; a matter further exacerbated by the height of the dwellings proposed and their close proximity to the boundary of the existing properties.  Therefore despite the site being acceptable in land use terms, approval of this scheme would therefore significantly and demonstrably outweigh the benefits, contrary to guidance within the NPPF and Policy G1 of the Districtwide Local Plan.
IMPACT ON HIGHWAY SAFETY/ACCESS

The LCC Highways department have raised no objections to the proposed development.  They note that this outline application for 9 dwellings is accessed from the road already approved for the adjacent development of 9 dwellings (ref no. 3/2011/0710), and that the levels of off street parking proposed within the plot are appropriate for the type of properties proposed with 2 spaces per 3 bedroom house, making a total of 18 spaces and is consistent with their policy on parking provision.  They also highlight that the courtyard parking area would also be adequate for refuse vehicles to turn and load and on this basis they have no objection on highway grounds to the proposed access or the principle of residential development on the site.

IMPACT ON ECOLOGY

The submitted bat survey has found no evidence of bats roosting in the buildings on site.
On this basis, despite the benefits of the scheme to tidy up an existing untidy site with a scheme that will add to the requirement of housing within the Borough, it is considered that the scheme as submitted proposes a cramped and over-developed site layout, out of keeping with the local distinctiveness of the area; and the scale and subsequent massing of the row of seven properties that face onto Barnacre/Inglewhite Road will appear overly dominant and unsympathetic with both the streetscene and the neighbouring dwellings in terms of its size, intensity and nature. The proposals layout and relationship between the existing, adjacent dwellings and the proposed dwellings will cause a significant and detrimental impact on the existing amenities of the occupiers of these dwellings, by not maintaining the existing, nor providing adequate, privacy levels for the adjacent neighbouring dwellings and their garden areas; a matter further exacerbated by the height of the dwellings proposed and their close proximity to the boundary of the existing properties, and it should therefore be refused permission as the harm would significantly and demonstrably outweigh the benefits, contrary to guidance within the NPPF and Policy G1 of the Districtwide Local Plan.


	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 25/10/2012














