Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0278/P

	Development Proposed:
	Proposed erection of a two-storey dwelling with new access on land adjacent to Springfield, Whiteacre Lane, Barrow, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Wiswell Parish Council – Members are concerned that the proposed new dwelling is neither in proportion with the size of the plot or in character with the existing properties on Whiteacre Lane.  They have commented that there are enough new properties planned in Barrow and this is a lovely site, which should be preserved.  Furthermore, Members object to plans for the proposed access, which includes two new entrance points, including one at Springfield.  They believe that the current access is satisfactory and suspect that further applications will follow to demolish Springfield and build several new dwellings on the plot.  Members believe that the additional access should be rejected unless the developer can give legal assurances that the site will not be developed further.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

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



	CONSULTATIONS: Additional Representations.

	No additional representations have been received.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy G4 – Settlement Strategy.

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 DMG2 – Strategic Considerations.

Key Statement EN2 – Landscape.

Wildlife & Countryside Act 1981 as amended.

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

CIHT document ‘Providing Journeys on Foot’.

CIHT document ‘Guidelines for Planning for Public Transport’.



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

	This application seeks planning permission for the erection of one, five-bedroom, detached dwelling with a new access onto Whiteacre Lane, Barrow, on land currently part of the curtilage of a property known as Springfield.  The scheme also includes an attached double garage with parking and turning space on site.  The new access into the site is proposed to the east of the existing access to Springfield some 20m away.  The new access will require the removal and set back of the existing hedge on site in order to create a suitable visibility splay.  There will be no trees removed from the site in order to facilitate the development.  The proposed dwelling will measure 5.4m to the eaves, and the maximum measurement to the ridge will be 9.4mm and it will be separated from the existing dwelling at Springfield by a 1.8m high timber fence.

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.

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 March 2013, Ribble Valley can demonstrate a 5.81 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 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.
Under the DWLP the site lies within the settlement boundary of Barrow so Local Plan Policy G4 is considered most relevant.  Policy G4 states that planning permission will be granted for proposals falling within the following categories,

(a) The development of sites allocated in this plan,

(b) The use of infill sites not defined as essential open space,

(c) The rehabilitation and re-use of rural buildings, and

(d) Proposals that contribute to the solution of a particular local housing, social, community or employment problem.

For the purposes of this Policy, infill development is defined as “the filling in of small gaps within small groups of houses where,

(i) The site is not designated as essential open space,

(ii) Proposals which would not lead to ribbon development or a fragmented pattern of development, and

(iii) Development would reflect the character of the village in terms of scale, design and density and would not have any detrimental visual impact on the locality.

The is considered an ‘infill’ plot on the basis of the supporting text to the Policy as it is a small gap within the settlement boundary adjacent to a group of houses, and it sits in-between a residential dwelling and the A59 so there is no ribbon or fragmented development caused.  As for the proposed dwelling itself, Barrow contains a wide variety of properties of differing scales, designs and types, and on this basis the dwelling proposed is not considered to be so significantly out of keeping with the locality that its approval would be to the visual detriment of this locations character.  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 policy outlined above.

The site under consideration here lies within the settlement boundary of Barrow but on the edge of the general built up/housing area.  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.  This is by virtue of,

1. the site being within the general built up/housing area of Barrow,

2. the proposal being of a scale that is not considered inappropriate to the locality and,

3. the distance from the site to existing amenities and facilities within Barrow (within 500m to a bus stop and within 1000m of a school/a public house/places of work) all close to acceptable standards when measured against the CIHT document ‘Providing Journeys on Foot’ and the CIHT document ‘Guidelines for Planning for Public Transport’).

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 proposed dwelling will measure 5.4m to the eaves, and the maximum measurement to the ridge will be 9.4mm and it will be separated from the existing dwelling at Springfield by a 1.8m high timber fence.  There are a number of windows on the west facing elevation of the new property so these will all be conditioned to be obscurely glazed.  In terms of scale, as noted earlier in this report, Barrow contains a wide variety of properties of differing scales, designs and types, and on this basis the dwelling proposed is not considered to be so significantly out of keeping with the locality that its approval would be to the visual detriment of this locations character or to 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.

With regards to the developments impact on highway safety at this location, the amended plan has been submitted following initial comments from the County Highways Engineer.  He now considers that the access to the new dwelling and the retention of the existing access to the existing dwelling (with no provision for a second access) is acceptable.  Whilst he has some reservations regarding the visibility splay achievable, he considers that this could dealt with via a suitable planning condition so that the detail of these works are to be agreed with RVBC in consultation with LCC Highways.  Because of the minor nature of these works he does not consider that a S278 agreement will be necessary.
Whilst I am mindful of the points of objection raised by the Parish Council, having considered the submitted details and visited the site, 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.
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