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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Permission in Principle for one new dwelling in the garden.

	Site Address/Location:
	Addison House Lower Lane Longridge PR3 2YH

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	The LHA request a detailed access drawing showing an amended access to be at least 5.5m wide to allow for two-way movement as well as accurate details of the required sight line requirement, before the LHA can determine the application.

	RVBC Countryside Officer:
	The Countryside Officer notes that the dwelling would be outside the Root Protection Area of any major trees and therefore not likely within influencing distance requiring an Arboricultural Impact Assessment however a tree protection condition would be justified. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN3:	Sustainable Development and Climate Change
Key Statement EN4:	Biodiversity and Geodiversity
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME1:      Protecting Trees & Woodlands
Policy DME4:      Protecting Heritage Assets

Adopted Longridge Neighbourhood Development Plan (2028)

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2008/0261
Two storey detached store and gym.
Approved with Conditions

1997/0517
Reserved matters application for a detached dwelling and garage
Approved with Conditions

1996/0786
Outline application for the erection of 1 no. detached dwelling and garage
Approved with Conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site comprises an area of residential garden to the east of Addison House. The site is located at the edge of the settlement of Longridge, with the eastern site boundary being the main settlement boundary, thus the site adjoins open countryside. The site is also subject to a Tree Preservation Order (ref: 7/19/3/19) and accommodates a number of trees running along the eastern boundary as well as a larger, mature tree located outside of the application site boundary to the front of the site and some younger trees within the centre of the site, adjacent Addison House. The site is served by a vehicular access off Lower Lane. 

The character of the area is residential to the west and north, however due to the site being at the settlement edge, the eastern and southern land adjacent to the site is rural in character, comprising open fields.


	Proposed Development for which consent is sought:

The application seeks ‘Permission in Principle’ (PiP) consent for the erection of one residential dwelling within the application site.  Given the application seeks consent solely for matters relating to the principle of the development, no details in respect of the proposed layout, configuration nor external appearance of the dwellings are required to be submitted for consideration at this stage. Notwithstanding this, the application is accompanied by an existing and proposed site plan which shows the siting of the proposed dwelling within the site and in relation to Addison House, the location of parking, retained trees and hard landscaping. 


	Principle of Development:

The application seeks permission in principle for the erection of one residential dwelling. As such, it is necessary to consider whether the location of the proposed new dwelling is compatible with the overall spatial strategy for the housing growth within the borough as identified within the currently adopted development strategy.

When considering the principle of a new residential dwelling, Key Statement DS1 states that:

The majority of new housing development will be:

· concentrated within an identified strategic site located to the south of Clitheroe towards the A59; and the principal settlements of:
· Clitheroe;
· Longridge; and
· Whalley.

In addition to the strategic site at Standen and the Borough’s principal settlements, development will be focused towards the Tier 1 Villages, which are the more sustainable of the 32 defined settlements:

· Barrow
· Billington
· Chatburn
· Gisburn
· Langho
· Mellor
· Mellor Brook
· Read & Simonstone
· Wilpshire

Policy DMG3 also states that: 

In making decisions on development proposals the local planning authority will, in addition to assessing proposals within the context of the development strategy, attach considerable weight to: the availability and adequacy of public transport and associated infrastructure to serve those moving to and from the development –

1.  the relationship of the site to the primary route network and the strategic road
network.
2. the provision made for access to the development by pedestrian, cyclists and those
with reduced mobility.
3. proposals which promote development within existing developed areas or extensions
to them at locations which are highly accessible by means other than the private car.

In addition, Policy DMG2 states that:

Development should be in accordance with the core strategy development strategy and should support the spatial vision:

1. Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the tier 1 villages should consolidate, expand or round-off development so that it is closely related to the main built-up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement.

With regards to the adopted Longridge Neighbourhood Development Plan, Policy LNDP3 states:

All new development proposals will only be supported when they are of good design that responds positively to the local character and distinctiveness of the surroundings. Proposals should: a) Conserve and enhance the locally distinctive built, historic and natural environment; b) Are designed to take account of site characteristics and surroundings.

In respect of the above policy considerations/criterion, the application site is located wholly within the defined settlement limits of Longridge, a principal settlement. As such, in terms of assessment against Key Statement DS1 of the Core Strategy, the principle of a new dwelling in this location would align with the aims of the Key Statement, directing residential development towards the built-up settlements. 

Notwithstanding the above, Policy DMG1 is also of relevance. Whilst the specific design of the dwelling would be dealt with at the ‘technical matters’ submission, Policy DMG1 states:

‘In determining planning applications, all development must:

1. be of a high standard of building design which considers the 8 building in context principles (from The Cabe/English Heritage building on context toolkit.
2. be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.
3. consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities’.

It is noted that the dwellings to the south of Lower Lane mainly comprise of large buildings, with wider and open curtilages. Addison House is currently afforded by a large area of residential garden to the east of the property which provides a visual break between the line of trees along the eastern site boundary which form the edge of settlement and the built form. 

The proposed plot size is significantly smaller than those on the southern side of Lower Lane. This is not considered to be in keeping with the pattern of development and is not considered to be appropriate to the character of the surrounding area and the urban grain. As such, it is not considered that the proposal is in keeping with the existing settlement and does not respond positively to the local character and distinctiveness. 

The submitted proposed site plan identifies the footprint of the dwelling in relation to the site boundaries. Whilst this is indicative as the application is for ‘PiP’, due to the narrow plot size, it is considered that the proposed dwelling would appear cramped within the site and would not conserve the locally distinctive built environment, that of which is characterised by much larger dwellings. 

As such, the proposed development fails to comply with the criteria outlined in Policies DMG1 and DMG2 of the Ribble Valley Core Strategy and Policy LNPD3 of the adopted Longridge Neighbourhood Development Plan. 


	Impact Upon Residential Amenity:

This application relates solely to principle of development and whether the proposal would align with the spatial and locational strategy of the borough. 

As such, the impact upon the amenity of the occupiers of surrounding residential properties does not fall to be assessed within the scope of this application and would be reserved for consideration/assessment following the submission of ‘Technical Matters’. 


	Visual Amenity/External Appearance:

This application relates solely to principle of development and whether the proposal would align with the spatial and locational strategy of the borough. 

As such, matters relating to the potential for adverse impact(s) upon the character or visual amenities of the area resultant from the development do not fall to be assessed within the scope of this application and would be reserved for consideration/assessment following the submission of ‘Technical Matters’. 


	Highways and Parking:

The site would use an existing access which serves ‘Addison House’ and would provide parking for 2 no. vehicles. 

The Highway Authority have provided comments on the scheme and they note that currently, the access for ‘Addison House’ is 4.1 metres wide however for the access to sufficiently serve two dwellings, this would need to be 5.5 metres wide and suggest a plan and visibility splay plan should be submitted to show compliance with the above, reducing the height of the wall within the visibility splays to 0.8 metres above the carriageway level. They note that surface water should be collected and drained to a suitable outfall and the access alteration would need to be carried out under a S278 agreement with Lancashire County Council.

Notwithstanding the above comments, this application relates solely to principle of development and whether the proposal would align with the spatial and locational strategy of the borough. 

As such, the above matters relating to the potential highways impact(s) resultant from the development do not fall to be assessed within the scope of this application and would be reserved for consideration/assessment following the submission of ‘Technical Matters’. 


	Landscape/Ecology:

The proposal would be located within close proximity to mature trees and is adjacent to open countryside. Had the application had been recommended for approval, there would be the requirement for appropriate surveys to be undertaken (bats/nesting birds) and submitted in support of any subsequent ‘Technical Matters’ submission to determine whether the proposal is likely to result in adverse impacts upon protected species or species of conservation concern. In addition, any subsequent ‘Technical Matters’ would be subject to a requirement to provide a Biodiversity Net -Gain of at least 10% to satisfy BNG legislation, unless it would fall under one of the exemptions. 

The site has a number of trees running along the eastern boundary which are subject to a Tree Preservation Order. Notwithstanding the comments made by the Countryside Officer, any ‘Technical Matters’ submission would be required to include an Arboricultural Report and details of Tree Protection Methods depending on the proximity of the proposal to the trees along the boundary (as the site plan does not appear to show all the trees on site) to demonstrate that the protected trees, included the tree shown on the proposed site plan which is outside of the application site, would not be harmed as a result of the development. 


	Heritage:

It should be noted that Policy LNDP5 of the adopted Longridge Neighbourhood Development Plan identifies Alston Lodge, which is a large, Georgian building located approximately 29 metres to the west of the application site (currently in use as an elderly persons home) as a non-designated heritage asset. 

It should be noted that the figure 13 within the adopted Neighbourhood Plan wrongly identifies Addison House as the non-designated heritage asset. 

Had the principle of development been acceptable, a full assessment would be made following the submission of ‘Technical Matters’ of the scale of any harm of loss of the significance of the non-designated heritage asset in accordance with Polic DME4 of the Ribble Valley Core Strategy and Policy LNDP5 of the adopted Longridge Neighbourhood Development Plan. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that this application is recommended for refusal. 


	RECOMMENDATION:
	That Permission in Principle be refused for the following reason:

	01:
	The proposed development due to the narrow plot size would be out of keeping with the character of the surrounding area and would not respond positively to the local character and distinctiveness, resulting in a harmful, cramped form of development that is not in keeping with the pattern of development, contrary to Policies DMG1 and DMG2 of the Ribble Valley Core Strategy and Policy LNDP3 of the adopted Longridge Neighbourhood Development Plan.
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