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	DEVELOPMENT PROPOSED: 
	Erection of two detached dwellings.

	AT:
	8 Hammond Drive Read BB12 7RE

	Ribble Valley Borough Council hereby give notice in pursuance of the provisions of the Town and Country Planning Act 1990 that permission has been refused for the carrying out of the above development for the following reason(s):

	1
	The proposed residential development of this site is contrary to Key Statement DS1 and Policies DMG2 and DMH3 of the Ribble Valley Core Strategy. Approval of this application would lead to new dwellings within the open countryside without sufficient justification which would cause harm to the development strategy of the borough as set out in the Core Strategy, leading to unsustainable development.  

	2
	The development as proposed would represent an overdevelopment of the site and the proposed density of the development would not reflect the existing housing and plot size densities on Hammond Drive, to which the proposal would be read in context with. The development as proposed would therefore have a harmful visual impact on the landscape qualities of the immediate and wider area, and would not be sympathetic to surrounding land uses in terms of size, intensity and density. Subsequently the application is contrary to Key Statement EN2 and DMG1 of the Ribble Valley Core Strategy.     

	3
	The proposed development would create a harmful precedent for the acceptance of other similar unjustified proposals for residential developments outside the settlement boundaries without sufficient justification which would have an adverse impact on the implementation of the emerging planning policies of the Council contrary to the interests of the proper planning of the area in accordance with core principles and policies of the NPPF.

	Note(s)
	
	
	
	
	

	1
	For rights of appeal in respect of any reason(s) attached to the decision see the attached notes.

	2
	The Local Planning Authority operates a pre-planning application advice service which applicants are encouraged to use. The proposal does not comprise sustainable development and there were no amendments to the scheme, or conditions that could reasonably have been imposed, which could have made the development acceptable and it was therefore not possible to approve the application.

	
	For the avoidance of doubt, this decision relates to the following plans:

Location Plan (scale 1:2500)

4285 - 13 C

4285 - 19 A

4285 - 17 A

4285 - 12 C



	
	The applicant attention is drawn to the following comments received from United Utilities:

"
A public sewer crosses this site and United Utilities ay not permit building over it. United Utilities require an access strip width of six metres, three metres either side of the centre line of the sewer which is in accordance with the minimum distances specified in the current issue of "Sewers for Adoption", for maintenance or replacement. Therefore a modification of the site layout, or a diversion of the affected public sewer at the applicant's expense, may be necessary. To establish if a sewer diversion is feasible, the applicant must discuss this at an early stage with United Utilities Developer Engineer at wastewaterdeveloperservices@uuplc.co.uk as a lengthy lead in period may be required if a sewer diversion proves to be acceptable.

"
Deep rooted shrubs and trees shall not be planted within the canopy width (at mature height) of the public sewer and overflow systems. Trees should not be planted directly over sewers or where excavation onto the sewer would require removal of the tree.

"
According to United Utilities records there is an easement (R274D dated 04/05/1900) that runs through the middle of the proposed development site. There is also an easement (R274A dated 04/05/1900) that runs along the boundary line of the development. Under no circumstances should anything be erected, planted or stored over the easement width, nor should anything occur that may affect the integrity of the pipe or United Utilities legal right to 24hr access. United Utilities also advise that the developer adheres to the standard conditions for works adjacent to pipelines guidance and as there is a main sewer pipe crossing the site.

	JOHN HEAP
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