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	RM
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL 

	


	Development Description:
	Erection of two detached dwellings.

	Site Address/Location:
	8 Hammond Drive, Read 

	


	CONSULTATIONS: 
	Parish/Town Council

	Object to the application on the grounds that the proposal represents an overdevelopment of the site and is not in keeping with the surroundings


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to the imposing of conditions requiring the gateposts be set back 5.5m, the gates shall only open inwards and the car parking/manoeuvring areas installed before the dwellings are occupied.


	United Utilities:
	

	The site shall be drained on a separate system for foul and surface water drainage.
A public sewer crosses the site and UU require an access strip of 6m (3m either side of centre line) for maintenance. Additionally, deep rooted trees and shrubs should not be planted within the canopy width (at mature height) of the sewer. 

An easement runs through the site and under no circumstances should anything be erected, planted or stored over the easement width.

  

	Planning Policy
	

	The application site is located outside the Draft Settlement Boundary of Read and Simonstone. 
The Borough currently has a five year housing supply and Policy DS1 of the Ribble Valley Core Strategy sets out where the Borough’s established housing requirement will be met. This Policy apportions an initial 45 dwellings to Read and Simonstone, of which three remain unpermitted. However this figure relates specifically to the areas within the defined settlement boundary. Outside the settlement boundary only development that offers regeneration benefits, local needs housing or through Neighbourhood Planning initiatives will be considered – none of these are relevant to this proposal. 

The applicant has referred to two extant permission of the site and the response in respect of these is outlined below: 

· Application 3/2013/0513 (two dwellings) was permitted before adoption of the Core Strategy and when the Borough did not have a 5 year supply of housing. It was therefore accepted that the site was well enough related to the settlement boundary to be considered sustainable and therefore the application was permitted.

· A further application (3/2014/0751) was made for an additional house in 2014 and this was approved in February 2015. At this time the Core Strategy had been adopted and the Council had an established 5-year supply, however the 1998 District Wide Local Plan Settlement Boundary was considered to be out of date and was pending a review. The LPA could therefore offer no sustainable reason to refuse this application. 

The applicant acknowledges that the site is outside of 1998 District Wide Local Plan Settlement Boundary but it is their contention that the settle boundaries are no longer relevant and other considerations therefore apply.   
Since the decision to approve 3/2014/0751 the review of the settlement boundaries has taken place and these are referred to as Draft Settlement Boundaries. These Draft Settlement Boundaries and their attached methodology paper were made public and the reports sent to Planning and Development Committee on 14th April 2016. The updated settlement boundary evidence base forms part of the formal public consultations of the Housing and Economic Development DPD that will be progressed in the next two months. As such they are a relevant part of the consideration of this particular application.

The Draft Settlement Boundary that has emerged from the review and continues to place this site within the Open Countryside and not within the Read and Simonstone settlement. As such Core Strategy Policies DMG2 and DMH3 are relevant.  DMG2 Strategic Considerations sets out a set of criteria that development outside defined settlement areas must meet at least one of.  In short these relate to development essential to the local economy or social well-being of the area; development for agricultural or forestry needs; local needs housing; small scale tourism or development appropriate to a rural area where a local need can be demonstrated. DMH3 echoes elements of the above.

This application, when considered in the light of the most up to date evidence available, places the site within the Open Countryside and not within Read and Simonstone defined settlement.  As such it should be considered in relation to the various tests set out in DMG2 and DMH3 set out above. The proposal does not meet any of the above tests and therefore, in principle, this proposal cannot be supported. 



	CONSULTATIONS: 
	Additional Representations.

	Two letters of objection have been received to the application and the points raised in these objections are summarised below:
· Access and parking problems
· Insufficient parking is proposed for the dwellings and visitors.

· Overdevelopment of site



	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement  DS1 – Development Strategy

Key Statement  DS2 – Sustainable Development

Key Statement  EN2 – Landscape

Key Statement  EN4 – Biodiversity and Geodiversity 

Key Statement  H1 – Housing Provision

Key Statement  DMI2– Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DMH3 – Dwellings in the Open Countryside & the AONB
National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location:

The application relates to the detached dwelling at 8 Hammond Drive, and more specifically its side garden area. The property is located at the end of a row of relatively large detached dwellings with reasonably spaciously plot sizes, and planning permission has been granted in the past for a total of three dwellings within this side garden area.

The plot is located to the south of the highway of Hammond Drive and currently consists of a number of ornamental garden trees and shrubs. The land slopes down from north to south (away from Hammond Drive) and beyond the southern boundary, at a lower level is an expanse of open fields, known as Hammond Ground. To the south of Hammond Ground, some 400m approx. from the application site, is the A671 (Whalley Road) and the application site, because of its raised location is easily visible from long views along the A671. 

As mentioned above, planning permission has been granted for a total of three dwellings in the side garden of 8 Hammond Drive. The first of these was 3/2013/0513 which sought consent for two dwellings, one at the western end of the garden and the other centrally between the existing dwelling and the western boundary. In 2014 an application (3/2014/0751) was granted for an additional dwelling to be sited between the existing dwelling and the previously approved dwelling to be centrally located within the site. None of these permissions have been implemented, however they remain extant.     



	Proposed Development:

This application seeks permission to erect two dwellings that would be sited centrally within the side garden of 8 Hammond Drive. The proposed dwellings would replace one of the two dwellings previously approved under planning application 3/2013/0513, resulting in a total of four houses being potentially sited within the side garden area of 8 Hammond Drive. The most western dwelling, approved under 3/2013/0513 would not be altered, nor would the single dwelling approved by application 3/2014/0751. This application seeks to replace the previously approved centrally located dwelling, with two dwellings. 

The proposed dwellings would be relatively modern design that would match those previously approved on this site and due to the significant land level change across the site would be single storey at the north (front) but two storey at the rear (south) with a lower ground floor level (split level houses). Both dwellings would have a pitched roof design with flat roof/terrace balcony areas, and the principal windows would face north and south to benefit from views across Hammond Ground to the south. 

Access to the proposed dwellings would be obtained via the existing access point and road that has already been approved under planning application 3/2013/0513, with car parking for both dwellings provided on the northern side of this private road. The proposal would necessitate the removal of a significant number of trees from the site, however the removal of the majority of these trees has already been established by the previous approvals on the site.      



	Relevant Planning History:

3/2014/0751 – Erection of single, detached dwelling – Granted subject to conditions

3/2013/0513 - Proposed erection of 2no. detached dwellings – Granted subject to conditions



	Principle of Development:

Key Statement DS1 of the Core Strategy seeks to direct the main focus of new house building to the Strategic Site and the Principal Settlements of Clitheroe, Longridge and Whalley and then through the nine Tier 1 Villages which are considered the more sustainable of the 32 defined settlements within the Borough. The settlement of Read and Simonstone is defined as a Tier 1 Village, however the development sites falls outside of the defined settlement boundary of Read and Simonstone and consequently the residential development is contrary to Key Statement DS1. 
The Settlement Boundaries were originally drawn up as part of the 1998 District Wide Local Plan, however these have recently been reviewed and updated. The Draft Settlement Boundaries and their attached methodology paper were made public and the reports sent to Planning and Development Committee on 14th April 2016 and the updated settlement boundary evidence base forms part of the formal public consultations of the Housing and Economic Development DPD. 
As the application site is located outside of the 1998 District Wide Local Plan Settlement Boundary and the recently updated Draft Settlement Boundary of Read and Simonstone, the site is therefore defined as Open Countryside. Policy DMG2 of the Core Strategy states that within the Tier 2 villages, and outside the defined settlement areas, development must meet at least one of the following considerations:

1. Should be essential to the local economy or social wellbeing of the area.

2. Should be needed for purposes of forestry or agriculture.

3. Should be for local needs housing meeting an identified need and would be secured as such.

4. Development for small-scale tourism or recreation purposes that are appropriate to a rural area.

5. Small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated.

The proposed development would not meet any of the above stated requirements and thus would be contrary to Key Statement DS1 and Policy DMG2. The proposal would therefore lead to an unsustainable development. In respect of housing requirement for the borough, and the five year land supply, the latest publicised position (31st March 2016) show that the Council is able to demonstrate a 5.36 year supply.  

Regard should also be given to Policy DMH3 of the Core Strategy which concerns itself with dwellings in the open countryside. This policy seeks to restrict unjustified developments and states that residential development will be limited to that which meets an identified local need or which is essential for agricultural or forestry workers. The proposed residential development of this site does not satisfy either of these requirements. The supporting text within policy DMH3 comments that “The protection of the open countryside and designated landscape areas from sporadic or visually harmful development is seen as a high priority by the Council and is necessary to deliver both sustainable patterns of development and the overarching core strategy vision”. This is considered in the ‘Visual Amenity/External Appearance’ section of this report.    

The LPA is fully aware that housing has previously been approved on this site, albeit for fewer numbers, however the circumstances have changed since these applications were approved: 

· The original application for two dwellings within the garden area of 8 Hammond Drive (3/2013/0513) was submitted and approved prior to the adoption of the Ribble Valley Core Strategy, and at a time when the Borough did not have a 5 year supply of housing. It was therefore accepted that the site was reasonably well located to the settlement boundary in order to be considered sustainable and therefore the application was permitted.
· An application (3/2014/0751) was submitted to erect a dwelling that would be sited between the existing dwelling and the more easterly of the two dwellings previously approved. This application therefore sought consent for an additional (third) dwelling on this site.  Whilst this application was granted after the Core Strategy had been adopted and the Council had an established 5-year supply, the 1998 District Wide Local Plan Settlement Boundary was considered to be out of date and was pending a review. The LPA could therefore offer no sustainable reason to refuse this application. 

Since these applications were approved, and as mentioned above, the Settlement Boundaries have now been updated and the application site is not located within the revised Draft Settlement Boundary of Read and Simonstone. This is therefore considered to be a material change in circumstances in the determination of this application, in comparison to the previous approvals on the site.
The LPA accept that in accordance with the economic role of sustainable development, housing is seen as a key component to economic growth and is recognised as such within the NPPF.  The delivery of new housing of the right type, at the right time and in the right location is fundamental to economic growth but what must be remembered is that this application is for new residential development within open countryside.  Thus whilst the proposal accords with the economic dimension of the NPPF, its location outside the settlement boundary means the benefits are not so significant in this respect to outweigh the Development Strategy of the Core Strategy. 
In summary, the principle of this residential development, being located outside of the defined settlement boundary of Read and Simonstone (therefore within the open countryside), is contrary to both local and national policy. 


	Visual Amenity/External Appearance:

Key Statement EN2 of the Core Strategy states “As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials” and Policy DMG1 is used in the determination of planning applications in terms of their general design and appearance. Policy DMG1 specifically requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature. 

Whilst this application seeks consent for two dwellings, the visual impact of this application, alongside the previously approved applications must be considered. As previously mentioned, if implemented the extant consents on this site would result in a total of three dwellings, and the proposal seeks to replace one of these approved dwellings with two houses to create a total of four dwellings in the side garden area. The individual designs of the houses are discussed in more detail below, however Hammond Drive is itself characterised by relatively large detached houses with substantial curtilage/garden areas. The gradual increase in the number of houses to be erected at the application site has reduced the curtilages of all the dwellings and the additional of these two dwellings, replacing one would further reduce the residential curtilages and result in a cramped overdevelopment of the site. The result of this is that the proposed development, alongside the other adjacent approvals, would be out of keeping with the general spacious character of Hammond Drive and result in a development that does not reflect the size, intensity, density and nature of the immediate vicinity. 

It is accepted that the LPA are only considering two dwellings as part of this application, however it is only reasonable to view the site as a whole and therefore assess the visual impact alongside the existing consents/permissions. The replacement of one dwelling with two dwellings on this site represents an overdevelopment of the site that would be out of keeping with the character of the surrounding area. The impact is only exacerbated by the prominence of the application site from Whalley Road (A671), and at the moment the properties on Hammond Drive have a regular, spacious and consistent pattern/separation when viewed from Whalley Road, whereas the proposed development, along with other approvals on the adjacent land either side, would result in a much more intense and dense development that is out of keeping with the rural nature of the site and its surroundings.       

In summary the proposal would represent an overdevelopment of the site and would be out of keeping with the general character of the area, which is characterised by large dwellings with substantial residential curtilages and reasonable separation distances between the built form. This would have a harmful visual impact on the landscape qualities of the immediate and wider area and subsequently the application is contrary to Key Statement EN2 and DMG1 of the Ribble Valley Core Strategy.    

With regard to the proposed dwellings, notwithstanding the above concerns in respect of the overdevelopment of the site, the plot sizes and the siting of the dwellings so close together, the proposed dwellings would be very similar in design and style to those previously approved on the site and there is no objection to the appearance/design of the proposed dwellings. 


	Impact Upon Residential Amenity:

The proposed dwellings would be centrally located within the side garden of Hammond Drive and there are extant permissions for dwellings either side. The extant permissions either side would result in houses closer to existing residential properties on Hammond Drive than those proposed by this application and consequently the proposal would share an acceptable relationship with existing properties. 

The impact of the proposed dwellings on each other, and the relationship between the extant and the proposed dwellings must however also be considered. Whilst positioned close together, the main/habitable windows would be located within the north (front) and south (rear) facing elevations of the dwellings, as is the case with the extant permissions, and therefore all properties would obtain natural light and views from the south, open fields. In addition, the dwellings have designed with an open aspect internally so as to make use of the elevated position and open fields to the south. The western of the two dwellings would not contain any windows in either elevation facing towards the neighbouring plots, and whilst the eastern of the two would contain three windows in the side elevation, as well as a corner window at the rear, facing towards the previously approved dwellings to the east, the is a sufficient separation distance so as to ensure that the relationship is acceptable.   
In summary, the proposed development would not have any undue impact upon the amenity of existing neighbouring residents, or future occupiers of the extant consents, through overlooking, overshadowing, loss of daylight or outlook, and therefore accords with the relevant section of Core Strategy Policy DMG1. 



	Landscape/Ecology:

The application site is currently utilised as an attractive garden area for the residential dwelling at 8 Hammond Drive and contains a significant number of ornamental trees and shrubs. The extant planning consents would result in a large number of these trees and shrubs being removed from the site and no objection has been raised in the past to the loss of these trees. The current application would result in a further loss of trees, in comparison to the extant consent, however these trees that would be lost as part of this proposal are considered to be of no particular merit and are significantly smaller and contribute less to the landscape than the trees which would be removed as part of the extant approvals. 

In view of this, the Countryside Officer has raised no objection to the application as submitted, however if the application was to be recommended for approval a condition would be attached restricted the tree felling to periods outside the bird breeding season and an additional condition would have been attached requiring a landscaping scheme to be submitted to and approved in writing by the LPA. 



	Highways
The LCC Highway Officer has raised no objection to application, which would result in one additional dwelling above what has previously been approved on this site, subject to the imposing of conditions requiring the gateposts to be set back 5.5m, the gates shall only open inwards and the car parking/manoeuvring areas installed before the dwellings are occupied.



	Other Matters:

United Utilities have made the LPA aware of a public sewer which crosses this site and UU require an access strip of 6m (3m either side of centre line) for maintenance. Additionally, UU have commented that deep rooted trees and shrubs should not be planted within the canopy width (at mature height) of the sewer. UU have also commented that an easement runs through the site and under no circumstances should anything be erected, planted or stored over the easement width. 

The above issues are private matters between United Utilities and the applicant, and even though the application is recommend for refusal an informative has been attached to the decision so that the applicant is aware of UU comments


	Conclusion:

The application site is located outside the Draft Settlement Boundary and therefore the proposed residential development 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.  

In addition, the proposal as submitted would represent an overdevelopment of site as the density of the development would not reflect adjacent densities to which the proposal would be read in context with. This area is characterised by relatively large dwellings with substantial outdoor amenity/garden area/curtilages, which creates an open aspect with significant separations between dwellings. The development as proposed, along with the extant consents on adjacent land either side, would result in a tightly grouped/cramped site that would 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.    


	RECOMMENDATION:
	That planning consent be refused for the following reason(s):

	01
	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.  


	02
	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.     


	03
	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.


