
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB/EL

	Application No: 
	3/2013/0046/P

	Development Proposed:
	Demolition of external garage and construction of one residential bungalow at 54 Whalley Road, Sabden BB7 9DZ

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal but wish to see the access to the medical centre kept clear at all times during and after construction.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections in principle to the proposed development, however considers that there needs to be an appropriate turning radius/area within the curtilage to allow vehicles to exit the property in a forward gear.  

United Utilities – No objections to the proposal subject to conditions.

Environment Agency – object to the proposed development – the Flood Risk Assessment is not appropriate to the nature and scale of development and the type of development proposed, ie a single storey dwelling, is not acceptable in this location.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

Policy ENV16 - Development Within Conservation Areas.

Sabden Conservation Area appraisal.

Core Strategy 2008-2028 (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation.

Policy DM£4 – Protecting Heritage Assets.



	National Planning Policy Framework

Achieving sustainable Development 

Core Planning Principles

Section 6 – Delivering a wide choice of high quality homes.

Section 7 – Requiring good design.

Section 11 – Conserving and enhancing the natural environment.

Section 12 – Conserving and enhancing the historic environment.

	POLICY REASONS FOR REFUSAL:

	Policies G1 – Harmful to residential amenity.

Policy G1 and DME6 – Flood Zone 3 development and inadequate site specific flood risk assessment to assess the risks and single storey dwelling inappropriate.

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

	Planning permission is sought to erect a bungalow on a garden area at the rear of No 54 Whalley Road, Sabden, which would front on to the access road to Sabden Medical Centre.  The application site is located both within Sabden Conservation Area and the Forest of Bowland AONB.  Nos. 54 and 56 Whalley Road plus the dwellings opposite are defined as Buildings of Townscape Merit on the associated Conservation Area Appraisal map.  The application site is also located within an Environment Agency flood zone 3 and is close to Sabden Brook.  

The bungalow would have approximate dimensions overall of 17.6m (L) x 7.2m (W) x 4.75m (H).  It would have a north east gable projection at one end of the bungalow projecting 1.2m.  The proposed dwelling would provide 123m2 of floor space enabling three bedrooms, one with en-suite, a bathroom, kitchen/diner, lounge and garden room.  Conservation Area consent has recently been given for the demolition of the existing garages which occupy part of the site, planning application 3/2012/0668/P.  

Materials would comprise of stone to the north (front) and west (gable elevation closest to 54 Whalley Road) elevations and render to the south (rear) and east (gable facing Whalley Medical Centre) elevations and slate to the roof.  The property would have brown UPVC windows and would have a bitmac drive and flagged path.  Bounding part of the frontage of the site would be a 450mm stone wall with 450mm high railings above.  

​Principle of Development
Paragraph 11 of the NPPF states that there should be a presumption in favour of sustainable development and applications for planning permission must be determined in accordance with the development plan unless material considerations indicate otherwise.  The development of this infill plot accords with Policy G4 of the Districtwide Local Plan.  However, the settlement strategy of the DWLP is considered to be out of date.  Notwithstanding this, the site is situated between existing buildings and the proposal would not lead to ribbon development or a fragmented pattern of development.  I thus consider the principle of developing this site for housing to be acceptable.  

The other material matters for consideration in the determination of this application include residential amenity, visual amenity including impact on the historic environment, flood risk and highway safety. 

Highway Safety

The proposed bungalow would have two off road parking spaces at the northern end of the dwelling and accordingly the Highway Authority have raised no objections to the principle of development but considered there should be an appropriate turning radius/ area within the curtilage to allow vehicles to exit the property in a forward gear.

Sabden Medical Centre has raised concerns the access to the Medical Centre may be  blocked during construction of the dwelling.  This access is also a public footpath, no.102 in the Parish, and advises the applicant should be made aware that it is an offence to block a highway.  A note can be placed on any decision notice.

Visual Amenity

The proposed bungalow would be sited between the rear of no.54 Whalley Road, a traditional two storey semi-detached dwelling and Sabden Medical Centre, a modern single storey building.  The building would be sited opposite two storey traditional mill houses.  The proposed bungalow would not dominate the Buildings of Townscape Merit and with a stone frontage and west facing gable in appropriate materials and slate roof I do not consider these two elevation would detract from the character and appearance of the conservation area.  The application states the rear elevation and east elevation would be rendered and all windows to be inserted will be brown upvc.  In respect of the rear elevation, the boundary conifer hedge positioned on the boundary with no.56 Whalley Road would screen the lower portions of the building.  However, the upper portions would be visible from both Whalley Road and the former site of Cobden Mill.  The legislation requires proposals to conserve or enhance the character and appearance of conservation areas and thus stone to all elevations would result in a development of higher quality that would be more compatible with the current stone and slate materials of the locality.  This could be controlled by condition.

UPVC is considered by all including English Heritage, to be detrimental to the character and appearance of conservation areas.  It is proposed to install UPVC windows and doors in this property and this would not conserve nor enhance the character and appearance of the conservation area.  Timber windows and doors could be conditioned.

Residential Amenity

Looking at the impact on neighbours, this dwelling would run parallel with the shared boundary of no.56 Whalley Road which us separated by a conifer hedge.  The proposed dwelling would be within 2.5m of this hedge and extend down the length of the garden.  The height of dwelling and proximity to the boundary would overshadow this garden area and be oppressive and overbearing when using this garden area to the serious detriment of the amenity of these residents.  In addition to this, by virtue of the height of the proposed bungalow these neighbours would experience a loss of outlook when using their kitchen/ dining room as they would overlook a blank roofscape.  

In terms of loss of privacy, the boundary hedge that exists on the shared boundary has some gabs and thinning in it meaning clear views of the neighbours garden area from the three windows and a set of patio doors proposed in the rear elevation would occur.  These openings would result in an unacceptable level of overlooking occurring which would significantly intensify over and above what these neighbours currently experience when using their garden area and would demonstrably worsen the level of privacy they currently enjoy.  I thus recommend the application be refused on this ground.

Flood Risk

In respect of flood risk, the application site is located within Flood Zone 3, defined as a having a high probability of flooding in the National Planning Policy Framework Technical Guide.  The Environment Agency has reviewed the submitted Flood Risk Assessment (FRA) and do not consider it complies with the requirements set out in paragraph 9 of the Technical Guide to the National Planning Policy Framework, which states ‘Local Planning Authority’s should only consider development in flood areas appropriate where informed by a site specific flood risk assessment.  This should identify and assess the risks of all forms of flooding to and from a development site’.  The Environment Agency are of the opinion that given the location of the site, the nature of the proposed development and the information submitted with the FRA, the risk to life and property from fluvial inundation would be unacceptable if the development were to be allowed and it is unlikely that their objection could be overcome through the submission of a revised FRA.  In particular the Environment Agency have the following concerns:

1. 
The erection of a single storey building makes future occupants particularly vulnerable.  In a worst case scenario, people and property would be trapped on the ground floor with no point of refuge at a higher level due to this being a bungalow.  We do not consider that a single storey dwelling in this location would be acceptable in relation to the risk of flooding.  

2.
The proposed development does not have a safe means of access and egress in the event of flooding and no alternative options for managing the safety of people has been provided as part of the application.  Consequently, there would be an unacceptable risk to the health and safety of the occupants in a flood event.  

3.
The proposed development will reduce flood storage capacity on the site, thereby increasing the risk of flooding elsewhere.

4.
The FRA fails to consider the effect of a range of flooding events including extreme events on people and property.  The predicted 1:100 year flood level has not been identified and the existing ground levels on the proposed plan are not relative to Ordnance Datum so it is not possible to assess potential flood depths on the site.  The FRA also fails to consider flood flows through the site.  

5.
The proposed development will potentially restrict access to Sabden Brook.  The permanent retention of a continuous unobstructed area is an essential requirements for future maintenance and/or improvement works and this would need to be considered within the FRA.  

6.
It needs to be demonstrated that the site meets the requirements of the Sequential Test and the Exception Test in accordance with the NPPF Technical Guide.  

In light of these objections, including the single storey design of the dwelling, and due to the insufficient information within the application to demonstrate that the potential flooding of the site would not risk future occupants of the dwelling the application should also be resisted on this ground.

Conclusion

Given the strong objections raised by the Environment Agency the proposed development is considered to be unacceptable for the reasons explained above.  The effect on the neighbouring property is also considered to be harmful and for these reasons the application will be refused on for these two reasons.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 21 February 2013





TELEPHONE CLLRS:  YES / NO


DATE:














