Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0331/P

	Development Proposed:
	Proposed bungalow on land at 197 Ribchester Road, Clayton-Le-Dale, Lancashire, BB1 9EE.



	CONSULTATIONS: Parish/Town Council

	Clayton-Le-Dale Parish Council - No observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Developer Support (Lancashire Highway Service) – Whilst I would raise no objection to this proposal, I would require further details of the site access onto Ribchester Road, therefore if your council were minded to approve this application I would request that a condition be attached to any permission that may be granted to seek a final scheme to be approved.


	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 a three-bedroom bungalow with an attached single garage on land within the curtilage of Rose Garth, an existing property.  The site proposed is forward of the existing dwelling on site, and will be built utilising the existing land levels on site.  There is an existing walled garden area in this corner of the site that has an existing vehicular access off Ribchester Road, and the property will utilise this access point.  The bungalow proposed will be constructed over two levels beyond this, with the finished floor level (FFL) of the bungalow approximately 1.5m higher than the FFL of the single garage.  Following assessment of the originally submitted scheme, a revised plan was received that changed the sizes of the proposed bedroom and kitchen windows on the east elevation, and added additional screen fencing and planting in order to provide added privacy to the garden areas of the existing dwelling Rose Garth.  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 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.

The site in question falls within the residential curtilage of 197 Ribchester Road.  Whilst in the past the garden land would have been classed as previously developed land, the National Planning Policy Framework (NPPF) states that the definition for previously developed land excludes land in built up areas such as private residential gardens.  In this instance therefore, the site is assessed as a Greenfield site.  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.

Having considered other recent applications in this area, the site is considered to be an acceptable distance from the local service centre (Wilpshire), local amenities and services (Salesbury and Wilpshire), and is within 300m walk of the nearest bus stops, and I therefore consider this to be an acceptable location for the development of one bungalow.  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, 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.  Paragraph 55 of the National Planning Policy Framework (NPPF) states that to promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities.
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 (5.4m from the access FFL to the ridge approximately/4.5m to the ridge from the FFL of the main bungalow), and will be positioned 13m back from the edge of the carriageway.  This particular stretch of Ribchester 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 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.  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 Wilpshire/Salesbury, 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.

In respect to the impact on the amenity of the occupier of the existing property, the two windows that face onto the front garden area and driveway of the existing have been reduced in size, and the curtilage of the rear garden of the new property will be fenced off.  The front garden and driveway is visible from the public highway and due to the rising land levels and existing landscaping is not considered an area that is used frequently by the occupiers to sit out on due to their more private garden area to the rear.  The applicant has control over the boundary treatment and planting to be implemented on the site during the construction process, and as such the final details will need to be agreed in writing prior to the commencement of works on the site.
With regards to the alterations to the access to the site, the LCC Highway Service has raised no objection in principal to the scheme however they will require a more detailed site access plan to be provided prior to the commencement of development to satisfy the planning and highway authorities that the site access details are acceptable.
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: 26/04/2013














