Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0416

	Development Proposed:
	Outline application for the erection of four houses at land adjacent to Manor Barn, Rimmington Lane, Rimmington. (Access only)

	CONSULTATIONS: Parish/Town Council

	No objections



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways:

Have no objection in principle to the proposed development and have responded with the following comments:

· The suggestion by the applicant that there is a direct pedestrian link to the west from the site to the village is welcomed.

· There may be the need to realign kerbing to at the proposed passing places to create an easier curve for vehicle to enter and leave the space.

The highways officer has also requested, that should planning consent be granted, that conditions are added requiring a wheel wash to be provided on site during the construction phase and that any future detailed layout of the proposal shall include provisions to enable vehicles to enter and leave the site in forward gear and that the vehicular turning space shall be laid out and be available for use before the development is brought into use.



	CONSULTATIONS: Additional Representations

	8 letters of representation have been received, it is noted that all of the representations received clearly state that they have no objection to the proposal in principle but wish to raise the following concerns:

· The condition of the current farm-track is severely eroded and in a poor state of repair, the additional vehicular traffic created by the development may result in a further worsening of the tracks condition.

· The access road/surfacing should be improved/resurfaced as part of the application.

· Adequate drainage should be provided,

· Suggest that the new access road serving the proposed dwellings be located to the east of an existing hedgerow to allow for greater separation distances between proposed and existing dwellings.

· Concerns regarding the overall height of the proposed dwellings and their impact upon residential amenity and the visual amenity of the area.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

Policy G4 – Remainder of the settlements.

Policy T1 Development Proposals

Policy H2 – Dwellings in the countryside

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DS1 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DMG12 – Transport & Mobility

National Planning Policy Framework (NPPF)



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

	Outline consent with all matters reserved except for access is sought for the erection of four houses at land adjacent to Manor Barn, Rimmington Lane, Rimmington.
The proposal location is located to the eastern extents of the Rimmington Village Boundary, with the hedgerow bounding the eastern extents of the proposal site forming the defined Village Boundary Ribble Valley Districtwide Local Plan.  The topography of the site falls to the east and the site is highly visible upon approach from the west along Rimmington lane, being raised in nature in relation to the existing road level.  

The site is accessed off Rimmington Lane via an existing farm-track that currently serves Manor Barn and a small number of other dwellings located to the west of the proposal site. As indicated by a number of representations received, portions of the existing farm-track are in a state of disrepair/poor condition.  The track interfaces with Rimmington Lane in the form of a bell-mouthed junction with a high level of visibility afforded in relation to the existing highway.

The proposed development parcel is approximately 0.35ha in size and largely consists of an area of rough grassland and hard-standing, the site also accommodates a single storey shippon building which is largely in a poor state of repair and appears to have been disused for a number of years.  The residential curtilage of two dwellings directly abuts the proposal sites western boundary, the Old manor House fronting Rimmington Lane and Manor Barn which fronts the existing farm-track to the north.  Both dwellings are two-storey in nature ad of a typical farmhouse architectural typology.

Manor Barn is sited approximately 5000mm to the west of the boundary of the proposed development parcel with The Old Manor house also being sited approximately 5000mm from this boundary at its closest point.

The applicant has submitted an indicative proposed site layout and sketch elevations for consideration. As the application relates to matters of access alone I am mindful that the proposal cannot be assessed in terms of scale, design or appearance. 

I do however have concerns regarding the proximity of some of the proposed dwellings with neighbouring properties and the potential detrimental impact upon residential amenity, furthermore I have some initial concerns regarding the potential height of the proposed dwellings and the potential for a detrimental impact by virtue of possible over dominance, an issue which has also been raised in representations.  It is assumed that these matters would be addressed at any detailed/reserved matters stage and I therefore have not considered their impact, appearance or relationship with the existing dwellings in the determination of the application.

A number of representations have been received that raise the issue of the condition of the existing farm track and that increased vehicular activity will result in further damage, in response the applicant has stated the willingness to resurface the track as part of the development and potentially provide an additional passing place on the northern side of the rack at its eastern extents.

Suggestions have also been received by neighbouring occupiers that there may be scope to relocate the proposed access drive to the east side of the existing hedgerow thereby allowing for additional separation distances between the proposed and existing dwellings.

The applicant has responded by stating that the road would then be located outwith the defined settlement boundary. I also consider that the relocation of the access would require the removal of portions of existing hedgerow to allow for individual driveways and would also require the potential removal of one or more mature trees of potential landscape amenity value that form part of a well established network.  

It is proposed that 3 dwellings will be served off the new access drive with the fourth fronting and being served by the existing farm track.  Highways comments have been received in respect of the application with the highways officer having no objection to the principle of the development subject the planning conditions being attached.  In light of the technical response received and taking account of the further measures the applicant has proposed I do not consider that the proposal would be of significant detriment to the operation and safety of the immediate or wider highways network.

In assessing the proposal I must also consider the principle of new dwellings within this location, as previously stated the proposed site is located within the defined Rimmington village boundary and is therefore in my opinion, in accordance with policy G4 of the Ribble Valley DWLP.  

Furthermore, I do not consider the proposed development parcel/dwellings to be overly isolated in nature and it is my opinion that they are representative of a logical extension to the existing settlement and the scale and siting of the proposal is reflective of a small level incremental growth that is experienced by settlements over a period of time.

As such, it is for the above reasons that I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and would not result in an adverse impact on highway safety.

	RECOMMENDATION: That conditional outline permission be granted.


DATE INSPECTED: 05/06/2013














