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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Reserved matters (appearance, landscaping, layout and scale) for 10 two-storey houses in the form of a terrace of four, a semi-detached pair and four detached houses.  Three of the detached houses (plots 2, 3 and 4) will be affordable units. Outline permission 3/2012/0738.

	Site Address/Location:
	Land off Dale View Billington BB7 9LL

	


	CONSULTATIONS: 
	Parish/Town Council

	Barrow Parish Council notes that a footpath runs through the site and must be protected. They ask that the Lead Local Flood Authority be consulted as the site is within 20 metres of a watercourse and they are flooding issues in the immediate area.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC (Highways):
	

	The application as submitted would result in an objection from the Highway Authority on the grounds of layout and highway safety.

	United Utilities:
	

	It would appear from the submitted plans that the developer intends to build over/within 3 metres of a public sewer. This does not meet the requirements of building regulations. I would therefore recommend that the local authority withholds permission until this matter is addressed, either by diverting the public sewer or amending the layout.

According to our records there is an easement that runs through the proposed development site under UU Ref Z4432 which is 6 metres in width. Under no circumstances should anything be stored, planted or erected on the easement, nor should anything occur that may affect the integrity of the pipe or United Utilities legal right to 24 hour access. I would advise that the developer adheres to the standard conditions for work adjacent to pipelines. 

A diversion is not physically possible within the boundary of the proposed development without losing a plot so if reserved matters approval was granted based on the current layout, the only option available would be to start the diversion in adjacent land.
If the applicant has no interest in the adjacent land, the cost to divert and the compensation that would be required to secure a diversion may deem the scheme financially unviable. Therefore I would recommend that you ask the applicant to provide you with a proposed diversionary route before you approve the reserved matter application. However, if you choose to approve the scheme without a proposed diversion I would ask that you add the following comment as an informative comment.
‘United Utilities would like to make the applicant aware that there is a public sewer crossing the site and we would not allow a build over of this sewer. In line with Building Regulations, a minimum clearance of 3m either side of the pipe must be maintained. Under Section 185 of the Water Industry Act, the applicant may apply to have the pipe removed from their land but in line with the relevant legislation all costs must be borne by the applicant. We would recommend that the applicant contacts United Utilities wastewaterdeveloperservices@uuplc.co.uk mailbox to discuss the options available.’

	Environment Agency:
	

	No comments.

	LCC (Lead Local Flood Authority):
	

	The LLFA is unable to provide formal comments regarding this Reserved Matters application as there is insufficient information to make an assessment.  It is recognised however, that the principles of development were agreed at outline and that a condition has been attached to the planning permission requiring details of surface water drainage to be submitted to the LPA.  The LLFA would strongly recommend that this condition is satisfied in full prior to the commencement of any development.    

	CONSULTATIONS: 
	Additional Representations.

	Seven letters of objection have been received in relation to the proposed development and raise the following concerns:
· Suggest that plot 1 should be a bungalow so as to reduce the impact when viewed from Dale View
· Area was heavily submerged in flood water in December 2015. Application should be refused on flood risk grounds. There is a lack of information on how surface water will be managed. In addition there is insufficient detail regarding proposed method of surface water disposal.
· There are a disproportionate number of houses being built within 2 miles of this site. The core strategy should have assessed Whalley and Billington as a single population centre with a reasonable allocation of additional houses and not two separate villages with an excessive new build target.
· The Environment Agency has not yet modelled / set out the extent, depth, velocity and duration of the Boxing Day flood in December 2015 for this site. Without this an informed decision cannot be made upon the appropriateness of this application.
· Loss of light, noise and privacy of local residents

· Impact on highway safety and parking

· Impact on character of local area

· Effect on nature conservation and trees being developed

· Inconsiderate construction vehicles and workers

· Devaluation of properties

· Damage to the road due to heavy vehicles and machinery

· No landscaping plans with regards boundary division, site contours

· Lack of parking within the site

· Other applications propose addition housing – consideration must be given to cumulative impact

· The development utilises Green Belt land

· Overburdening of drainage system on Whalley Road and Dale View

	RELEVANT PLANNING HISTORY:

3/2012/0738 - Proposed residential development on land off Dale View. 10no Properties (7no. open market and 3no. affordable). The proposed development will include the construction of an access road and turning head to LCC criteria and the construction of garages and creation of garden areas. Approved.

	

	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 H3 – Affordable Housing

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility

Policy DME1 – Protecting Trees and Woodlands
Policy DME2 – Landscape and Townscape Protection

Policy DME6 – Water Management

Policy DMH1 – Affordable Housing Criteria

Policy DMH3 – Dwellings in the Open Countryside and the AONB

Policy DMB4 – Open Space Provision

Policy DMB5 – Footpaths and Bridleways

National Planning Policy Framework (NPPF)
National Planning Policy Guidance (NPPG)

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the approval of matters reserved under outline permission 3/2012/0738 for the appearance, landscaping, layout and scale of 10 two-storey houses at land off Dale View, Billington. The access into the site, which was considered at outline application stage, is in the form of a single 4.5m wide access way directly off the existing highway of Dale View

The application site is presently vacant and overgrown having last been used a number of years ago as allotment gardens. It is located to the north of the existing housing development on Dale View and to the northeast of the triangular shaped parcel of land that has outline planning consent for the erection of 12 dwellings under planning application 3/2012/0065. To the north, the site is adjoined by undeveloped agricultural land and land to the west has outline planning consent for the erection of 18 dwellings under planning application 3/2014/0779.
At the time of consideration of application 3/2012/0738 the Council’s Core Strategy was at Regulation 22 Submission Draft stage.  The application was therefore considered against a combination of the policies of the former Districtwide Local Plan, the emerging Core Strategy and the National Planning Policy Framework. It was considered that the development principles contained within the Districtwide Local Plan were out of date and that the development strategy in the emerging Core Strategy had been subject to significant and extensive objections that remained to be resolved through the examination process. The Council could therefore attach minimal weight to this element of the Core Strategy. 
The underlying principle of development fell then, given the outstanding objections to the emerging Core Strategy in respect of housing numbers and apportionment of growth, to be determined against the NPPF. The conclusion of those considerations was that the development was acceptable in principle such that the outline planning permission was granted. Located just outside the settlement boundary and being of a scale that was not considered inappropriate to the locality, it was concluded that the use of the site for residential development as a principle would be consistent with the National Planning Policy Framework. The County Surveyor expressed no objections to the means of access as detailed in the application.
This current application accordingly seeks the approval of reserved matters for the appearance, landscaping, layout and scale of the development; and has appropriately been submitted prior to the deadline date of 1 November 2016.   

	Observations/Consideration of Matters Raised/Conclusion:

The principle of development is not for consideration at this reserved matters stage. This application seeks approval for the reserved matters only; the appearance, landscaping, layout and scale of the development. The objections received from local residents are noted, however; issues relating to the principle of developing the site for residential use including flooding, ecology and drainage are not for consideration and refusal of this reserved matters application on these grounds would be unjustified.
Effects Upon the Character, Appearance and Landscape 

In terms of its visual appearance the proposed development should relate well to existing land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials as required by Policy DMG1 of the Core Strategy. The development site abuts residential development to the east and would be viewed in the context of the surrounding built environment. Regards scale, massing and density, the proposed dwellings would have heights ranging from around 7.7m to 9.3m which would be commensurate to the properties in the immediate vicinity and the housing development site to the east. The proposed development appears to have a higher density than the adjacent residential estate, Dale View, and given its location on the edge of the settlement boundary there is some concern given the lack of views afforded through the site.
In terms of the design of the buildings, ground and first floor windows do not line up vertically and are not of matching proportions. The proposed dwellings lack any interest and detail and the applicant has failed to indicate which elevations of plots 1, 6 and 7 are to be stone and render. The proposed materials are generally reflective of those in the surrounding area which is characterised by a mix of materials including render, brick and stone. 

The site plan fails to denote any landscaping to the boundary of the site. The development site bounds open land to the north and west boundary and landscaping along these boundaries would provide an essential buffer to minimise the visual impact of the development when seen from the A59 strategic route. It is noted however that condition no.8 of the outline application requires the submission of landscaping details to incorporate new tree lines and hedgerows as well as shrub areas. The application, specifically the Landscape Masterplan, fails to reflect the landscaping requirements of condition no.8 and approval of the submitted layout would prohibit the provision of appropriate landscaping. The proposals would result in a harsh interface between open agricultural land and the development site which would fail to assimilate with the semi-rural nature of the area. It is also noted that the ecological report submitted at outline stage recommended the retention of landscaping features which provide a moderate foraging potential for bats and a high suitability for nesting birds. The development would therefore fail to conserve or enhance biodiversity.
Plots 1, 2 and, to a lesser extent, 3 would be highly visible in the Dale View street scene and consideration should be given to ensure boundary treatments here are suitable. A dwarf wall may be more appropriate to delineate the boundary of plot 1 given its high level of visibility and prominence on a corner plot. The erection of 1.8m high fencing to delineate the boundaries of these plots is considered unacceptable in the context of the wider estate given that Dale View is characterised by open front gardens and soft boundary treatments.
Effects Upon Residential Amenity 

In terms of the impact of the development on neighbouring occupants, the layout of the site would ensure there are no facing habitable room windows within the site. Facing gable elevations have no habitable room windows and the linear nature of the development ensures there are no facing windows to the west. To the east of the development site are nos.15-19 Dale View; the rear boundaries of nos.16-19 adjoin the application site. It is considered that the separation distances between habitable room windows and the distance between the rear windows of the proposed dwellings to the rear garden boundaries of existing dwellings is sufficient to ensure that there is no unacceptable loss of privacy or overlooking to result in detriment to residential amenity. Plots 2-5 would have rear habitable room windows facing the gable elevation of no.15 Dale View but the intervening distance is sufficient to ensure an acceptable outlook.
Highway Safety

Having regard to highway safety and layout of the site, the County Engineer has raised an objection to the development proposals. There is restricted pedestrian access to the proposed dwellings as the access road lacks a 2m wide footway on the easterly side. There is also the requirement for a 2m service strip on the westerly side. The required parking provision for the development has not been provided for a number of plots and the Local Planning Authority is not satisfied that the proposal is acceptable in terms of on-site parking facilities and subsequently highway safety. The Council considers that the proposed development would be detrimental to highway safety on the roads in the vicinity of the site contrary to the requirements of Policy DMG1 of the Ribble Valley Core Strategy (Adopted Version).

Other matters for consideration

The consultation response from United Utilities is referred to in detail earlier in this report and reiterates concerns raised at outline application stage. There is reference to a public sewer crossing the site and the requirement for a 6m access strip for maintenance. The retention of the sewer in its existing location would have serious implications for the layout of the dwellings within the site. The applicant’s agent has commented in response to the observations of United Utilities on this current application, that the public sewer that crosses the site will be diverted around the site. Given that the agent is aware of the potential requirement for the diversion of the public sewer and associated costs it is considered that the matter can be covered by an appropriate informative note.
Conclusion 

Despite being given the opportunity to overcome the issues raised above, the applicant has failed to provide amended plans to the Local Planning Authority within a reasonable timescale. In light of this it is recommended that the application be refused.

The proposed development, by virtue of its design, layout and its failure to incorporate appropriate landscaping and boundary treatments, would result in a poorly designed and incongruous form of development. Furthermore, the Local Planning Authority is not satisfied that the proposal is acceptable in terms of on-site parking facilities and subsequently highway safety. The Council considers that the proposed development would result in on-street parking that would be detrimental to highway safety contrary to the requirements of Policy DMG1 of the Ribble Valley Core Strategy (Adopted Version).

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

	01
	The proposed development, by virtue of its design and layout, would result in a poorly designed and incongruous form of development that fails to respond positively to or enhance the immediate context, being of detriment to the visual amenity and character of the area contrary to Policies DMG1, DMG2 and EN2 of the Ribble Valley Core Strategy.

	02
	The proposal does not incorporate adequate on-site vehicular parking to the standard required. The proposal, if permitted, would therefore be likely to lead to an undesirable increase in on-street parking and obstruction of the footway to the detriment to highway safety contrary to the requirements of Policy DMG1 of the Ribble Valley Core Strategy (Adopted Version).


