Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0268/P

	Development Proposed:
	Outline application for the erection of one, two-bedroom, detached, single storey dwelling with a new access onto Preston Road with parking space for two cars.  On land adjacent to Bolton Fold Cottage, Alston Lane, Longridge, Lancashire, PR3 3BN.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council - No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Developer Support (Lancashire Highway Service) – No objection to the proposal on highway safety grounds.

United Utilities – No objection to the proposed development, subject to certain conditions being imposed.


	CONSULTATIONS: Additional Representations.

	Two letters have been received from the occupiers of an adjacent property, and the following points of objection have been raised,

1. Objector is distressed that they have not been notified of the Planning Application, despite being the property most affected,

2. Application indicates that the occupiers of 1 Bolton Fold have no objections.  The occupiers have not commented on the proposal to the applicant and they do indeed have objections,

3. Proposal is an overdevelopment of the site,

4. Development requires the removal of trees and hedges, merely to provide space on the narrow site.  The loss of trees and hedges in this rural environment will impact on the visual amenity of the area as well as the loss of habitat for wildlife currently inhabiting the area,
5. The vehicular requirements would necessitate the whole of the front area of the dwelling to be hard landscaped.  This would create a very urban aspect to Longridge Road, to the detriment of the rural area,

6. Application site appears to have been acquired as garden over the years.  Without this ‘acquired’ land, Permission would not normally be granted, as the proposed site would not be considered ‘infill’ and approval would exacerbate ribbon development within the rural area,

7. Longridge Road is a very busy road and exiting onto it from Alston Lane is particularly difficult, with restricted sight lines in both directions.  We are surprised that the County Surveyor has not made any comments on the application,

8. Assuming a requirement for 2.4m x 90M sight lines, the sight line to the south cannot be fully achieved due to proximity of the boundary fence to 1 Bolton Fold.  This exacerbates the problem indicated above,

9. Because of the category of Longridge Road, we presume that, should the application be approved, there would be a Condition that vehicles are enabled to turn round on the site and to always exit the site in forward gear.  However from the outline drawings we have seen, this would be extremely difficult to achieve,

10. Given the extreme tightness of the site for parked vehicles, it is likely that additional visitor cars would be parked on Longridge Road.  This would create a particularly dangerous hazard for the Alston Lane traffic and the main road,

11. Should your Council be minded to approve an application for a bungalow on this site, it would be far safer to require vehicles to enter and leave the site from the south, through land in the ownership of the applicant, and thus avoid an additional junction onto Longridge Road,

12. We presume that the proposed bungalow would require the installation of a septic tank or treatment plant.  It would not appear that the land within the applicant’s ownership is sufficiently large to enable such a plant to be installed sufficiently,

13. 1 Bolton Fold has its own septic tank close to the northern boundary of the rear garden.  This has habitually been regularly emptied with tractor and bowser parked temporarily on the grass verge on Longridge Road, so as to avoid causing a traffic hazard close to the Alston Lane junction. This would not be possible should the present application be approved,

14. The applicant’s land is slightly higher than mine such that the present fence is 1.6M high on the applicant site, but much more on my side.  There would be a loss of privacy for my rear garden unless a new, higher fence was erected, and this in turn would impact on their garden with its greater height, and
15. The parking of vehicles, doors slamming etc would impact detrimentally on the quiet use of my rear garden.


	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 outline planning permission for the erection of one, two-bedroom, detached, single storey dwelling with a new access onto Preston Road on land adjacent to Bolton Fold Cottage, Alston Lane, Longridge.  The scheme includes parking space for two cars within the site.  Only matters of access are being sought within this application, with all other matters reserved.  The site proposed is to the rear (north) of no’s 1 and 3 Bolton Fold Cottages and will require a new access to be created from Preston Road through the existing hawthorn hedge that borders the site.  A number of trees will be removed from the site in order to facilitate the development however having considered the tree survey submitted with the application, those specimens to be lost are not considered to have a high visual amenity value and as such could be replaced by more suitable planting via planning condition.  The scale parameters of the bungalow proposed can be found within the Design and Access Statement however the maximum ridge height of the property is indicated as being at 7.5m.  Given the proposal is for a single storey property, the Council consider that a maximum ridge height of typical single storey building should no more than 5m and this shall be conditioned accordingly.  The proposed scheme has been subject to positive pre-application discussions.

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 likely effects of the development on visual amenity given the proposed scale 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.

Under the DWLP the site is designated as Open Countryside, so Local Plan Policies H2, G5 and ENV3 are all considered relevant.  This open countryside status of the site means that opportunities for development are somewhat restrictive.  Development schemes in the open countryside will be required to be in keeping with the character of the landscape area and should reflect local vernacular style features and building materials.  Proposals to conserve, renew and enhance landscape features will be permitted, providing regard has been given for the characteristic landscape features of the area.  Policy G5 allows small-scale developments outside main settlement and village boundaries providing they conform to other policies within the Local Plan.  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 street scene, however in order to refuse a development the significant visual harm of the proposal must be demonstrated and be sufficient enough to outweigh the general requirement for new homes within the borough.  National planning policy also needs to be considered in addition to the DWLP policies outlined above.

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.  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 31 December 2012, the most up-to-date and advertised figures (11/04/2013), Ribble Valley can demonstrate a 5.92 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, in establishing whether the development of this parcel of land for residential purposes would in principle be acceptable, it is the requirements of the policies of the DWLP that take precedence over the guidance within the NPPF.

In terms of this proposal, I do not consider that the site is overly isolated and is not remote from other built form.  I also acknowledge that the site is close to a bus route and other services and I therefore consider this to be a sustainable location for the development of one dwelling.  Based on the current policy situation, this bungalow could be developed for market housing.

As part of the principle of the development of this site it is also important to consider any potential visual impact as well as any potential impact upon the amenity of the occupiers of adjacent properties.  The dwelling proposed is a single storey property (a maximum of 5m to the ridge), and on the submitted plans is shown to be positioned approximately 15m back from the edge of the carriageway (however matters of the siting are not subject to approval at this time).  In terms of scale the new dwelling is aimed at being low key and low impact, and 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.  This is helped by the retention of the majority of the hedgerows surrounding the site that will help mitigate the development of the site and provide adequate privacy screening.  In addition, given matters of the appearance, layout and landscaping will be dealt with at a later date, details relation to the position of windows and doors can be designed so that there is no impact on the adjacent neighbours.

Whilst I am mindful of the points of objection raised by the adjacent neighbour; having considered the submitted details, visited the site and bearing in mind this is an outline application with matters of access being sought ONLY, I consider the proposed development to be acceptable subject to conditions and the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal represents an appropriate form of development given its scale and location, and it 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: 30/05/2013














