Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0874/P

	Development Proposed:
	Proposed erection of a dwelling on land adjacent to St Leonards Vicarage, 11 Whalley Road, Billington, Clitheroe, Lancashire, BB7 9NA.


	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council – No observations or comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – Provided that access improvements detailed on submitted plan number V.200-361.A/02 Revision A are implemented, I have no objections to the proposed development.
United Utilities -  No objection to the proposed development.


	CONSULTATIONS: Additional Representations

	Two letters have been received from nearby neighbours and the following points of objection/concern have been raised in relation to the applications,

1. If this property goes ahead, the trees to the rear of the site must be retained,

2. These trees are full of wildlife and if lost, will affect the ecology of the area,

3. Loss of privacy,

4. Loss of light,

5. Further development in this area will impact upon my health, and

6. Properties on Neddy Lane will be detrimentally affected.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy ENV7 – Species Protection.

Policy ENV10 - Development Affecting Nature Conservation.

Policy ENV13 - Landscape Protection.

Policy T1 - Development Proposals - Transport Implications.

Policy T7 - Parking Provision.

SPG - "Extensions and Alterations to Dwellings"

Wildlife & Countryside Act 1981, as amended.

Conservation  [Natural Habitats &c] Regulations 1994.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMG3 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME3 of the Core Strategy (Regulation 22 Submission Draft).



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

	This application seeks outline permission for the erection of a dwelling within the grounds of St Leonards Vicarage, Billington.  Matters relating to the access are sought approval with all other details reserved.  The site subject to this application sits in-between Whalley Road and Neddy Lane, to the west of the railway bridge that dissects Billington.  The site fronts Whalley Road, and is well screened by mature trees, and the proposed dwelling will sit to the east of the existing dwelling on site.  Access to this site would be via the existing access to the Vicarage, however the submitted detailed plans show significant improvements to the visibility onto Whalley Road.  This application was subject to Pre-Application discussions prior to being submitted formally.

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.  For decision-making purposes, the Council has adopted the RS housing requirement pending its review through the preparation of the Core Strategy.  The RS requirement of some 161 units per year against which the Council can demonstrate a 6.01-year supply at present (1st October 2012).  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.  However the Council can demonstrate a 5.12-year supply against this requirement.  It should be borne in mind that whilst a five year supply can be demonstrated against both the RS and emerging Core Strategy requirements, these are 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 with a judgement being made in relation to the weight to be attached to the key material considerations.  It is accepted that the settlement strategy of the Districtwide Local Plan as a principle, is considered out of date in relation to the settlement boundaries.  This is because the 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.  Given the outstanding objections to the emerging Core Strategy in respect of housing numbers and apportionment of growth, the underlying principle of development now falls 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.  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.  Even though the Council can now demonstrate a five-year housing supply (against both RS and Core Strategy requirements) as previously stated, this is not considered to be a maximum.  New housing developments within settlements or immediately adjoining settlement boundaries can therefore still be acceptable in principle due to their sustainable location and because the precise position of the settlement boundaries were based on a strategic framework that is no longer applicable.  The site under consideration here lies within the settlement boundary of Billington.  The circumstances that are prevalent now with the need to meet the requirements of NPPF and maintain a deliverable five year supply of housing are such that this site is considered to meet the three dimensions of sustainable development as outlined in NPPF – economic, social and environmental.  Considering the sites location and being of a scale that is not considered inappropriate to the locality, it is concluded that the use of the red edged site for residential development as a principle would be consistent with the national policy framework, extant Regional Strategy and the principles of the Emerging Core Strategy.  That said, whilst the application is only asking that details relating to the access be considered, we must still be mindful of other material considerations.

The originally submitted layout of the site indicated a significant number of trees to be removed from the site, and the property orientated facing slightly towards the rear elevation of the adjacent property Standridge.  Following a visit to the site with the Council’s Countryside Officer, an amended plan has been submitted showing a number of the trees now being retained along the front and rear of the site to aid the screening of the new dwelling, and the orientation of the dwelling has been re-aligned so that it is more parallel with Whalley Road.  Again, whilst details of the layout are not being sought as part of this application, this will guide any future reserved matters as to what would be considered a more suitable layout on site as this position should ensure adequate privacy levels for both the existing and proposed dwellings on and around the site, whilst at the same time ensuring that the root protection areas of the trees on site remain undisturbed wherever possible.  The site layout shows how the scheme would fit into the immediate surroundings, and it is clear that this small-scale development would not cause any significant visual detriment to the location and it would not prove significantly detrimental to residential amenities of the occupiers of the existing adjacent dwellings.

The LCC Highways department have raised no objections to the development on site subject to a number of conditions relating to the access alterations.

On this basis, 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 will have no adverse visual impact or significant or detrimental impact on the amenities of the occupiers of adjacent dwellings, and nor would it be to the detriment of highway safety at this location.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 08/11/2012








