Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0081/P

	Development Proposed:
	Proposed erection of a 1.5 storey three-bedroom house with a separate garage on the site of the former commercial yard for the garage at Marwin, Clitheroe Road, Barrow, Clitheroe, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council - No observations.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Developer Support (Lancashire Highway Service) – No objections to the proposal on highway safety grounds, subject to recommended conditions.


	CONSULTATIONS: Additional Representations.

	N/A



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy H2 – Dwellings in the Open Countryside
Policy ENV3 – Development in the Open Countryside.
Policy ENV13 – Landscape Protection.

SPG – “Extensions and Alterations to Dwellings”.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation.

Policy DMH3 – Dwellings in the Open Countryside and AONB.

Wildlife & Countryside Act 1981 as amended.

The Conservation [Natural Habitats & c.] Regulations 1994.
Addressing Housing Need in Ribble Valley.



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

	This application seeks planning permission for the erection of one, one and a half storey property with a detached double garage, on land to the north of the property Marwin, Clitheroe Road, Barrow.  The land in question sits in-between Clitheroe Road and an existing commercial building, and already has its own access point from the carriageway.

The matters for consideration in the determination of this application therefore involve an assessment of the application in relation to the currently applicable housing policy, the effects of the development on visual amenity given the scale, design and layout of the development, the potential impact on the amenities of nearby residents and whether or not the scheme will have an impact upon highway safety at this location.

At present, 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, the most up-to-date and advertised figures (17/01/2013), Ribble Valley can demonstrate a 4.69 year supply of housing, including a 10% allowance for slippage and 20% buffer for previous years under delivery based on the emerging Core Strategy requirement.  On this basis, the statement in NPPF cited above which advocates a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits is at this time the over riding consideration.  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 NPPF outlines that there are three dimensions to sustainable development – economic, social and environmental and these give rise to the need for the planning system to perform a number of roles.  In terms of an economic role NPPF comments that LPA's should ensure that sufficient land of the right type is available in the right places and at the right time and also identify and co-ordinate development requirements including the provision of infrastructure.  A social role is ensured by providing the supply of housing required to meet the needs of present and future generations and an environmental role by contributing to protecting and enhancing the natural, built and historic environment.  Having carefully assessed the proposal against these it is considered that the development would accord with the requirements of the NPPF, including that within paragraph 54 of the NPPF that provides more specific guidance on housing in rural areas noting that local planning authorities should be responsive to local circumstances and plan housing development to reflect local needs, particularly for affordable housing, including through rural exception sites where appropriate.

The site lies outside but within 170m of the settlement boundary of Barrow, as defined previously in the Districtwide Local Plan, within land designated open countryside and is considered to be Brownfield land.  Having considered other recent applications in this area, the site is considered to be an acceptable distance from the local service centre, local amenities and services, and is within 150m walk of the nearest bus stops.  The proposal for one dwelling is considered to be of a scale that is not inappropriate to the locality, and 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.

As part of the principle of the development of this site it is also important to consider any potential visual impact of the scheme.  Policy H2 of the Local Plan states that the impact of proposals on the countryside will be an important consideration in determining all planning applications, and that development should be appropriately sited and landscaped, and must reflect the character and nature of the area.  Visually any development of this site will have some impact upon 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.  The dwelling proposed is a 1.5 storey property (6.82m to the ridge), and will be positioned adjacent to the highway following concerns regarding the original siting proposed by the applicant (to the rear of the site).  This particular stretch of Clitheroe Road is home to a mixture of varying house types, both in terms of scale and design, and as such the property proposed is considered a suitable addition.  In addition, the new dwelling is of a timber frame construction with the aim of reducing the carbon footprint before, during and after the build.  It is essentially aimed at being low key and low impact, and given the existing hedgerow on site will be replaced in order to provide a more thorough screen, the dwelling is considered to be of a suitable height and massing on the site without being to the visual detriment of the area or the detriment of the amenity of the occupiers of the dwelling adjacent.  The proposed double garage will be built to the rear of the dwelling, in similar materials, and the new, single access track will provide a link to both the new garage and parking area, as well as access to the building and fields beyond.  Due to the retention of the green boundaries surrounding the site, the visual impact of the scheme will be suitably mitigated, and on this basis I consider that the development of the site will have an acceptable visual impact at this particular location.

In relation to whether affordable housing is required on the site, the document ‘Addressing Housing Need in Ribble Valley’ is a material planning consideration.  Whilst Policy G5 would normally require development to be 100% affordable in such a location, as the site is considered to be closely related to the settlement of Barrow, and having regard to the current 5 year housing land supply situation and requirements of the NPPF, the Council would adopt the approach outlined in paragraph 3.1 of the document, i.e. In all other locations in the borough [not Clitheroe or Longridge] on developments of 5 or more dwellings (or sites of 0.1 hectares or more irrespective of the number of dwellings) the council will seek 30% affordable units on the site.  On this basis, there is no requirement for the dwelling to be affordable.
With regards to the alterations to the access to the site, the LCC Highway Service has provided the following advice.  The proposed development is for a 3 bedroom detached house, and there is an existing access to the property from Clitheroe Road.  In principle there is no objection to the proposed development, however to mitigate the improvement of certain aspects (as mentioned within the formal response), a number of conditions have been proposed.  A number of those suggested, however, do not accord with the guidance contained within Circular 11/95, and as such only four of them have been included within the decision notice.

With regards to comments made by the objector, these relate to previous developments on site in relation to the large building to the rear of this site, and are not considered relevant in this case.

In conclusion, bearing in mind the above details, the application is considered acceptable and is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 08/02/2013














