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	Date Inspected:
	20/12/16
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Construction of six new dwellings.

	Site Address/Location:
	Former LCC Depot land off Dixon Road Longridge PR3 3JE

	


	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council object on the grounds that the dwellings will be higher than the existing properties, the issue with parking and the turning circle which will effect refuse collection, these dwellings will be rendered which will not fit in with the existing properties which are stone, the existing problems with the nature of the lane will only be exacerbated by further properties.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highways development Control section originally objected on the grounds that insufficient parking provision was being provided.  Revised details have been received that mitigate the original reasons for this objection with each dwelling now having provision for the parking of two motor vehicles.

	United Utilities
	

	No objection subject to the imposition of conditions relating to foul and surface water drainage.

	CONSULTATIONS: 
	Additional Representations.

	3 letters of representation have been received objecting to the application on the following grounds:
· Insufficient information accompanying the application

· The proposed buildings are in excess of two-storeys despite the presence of a condition at outline stage specifying that no building shall exceed the aforementioned height.

· The application has not been accompanied by information required by condition at outline stage.

· Access difficulties and difficulties in relation to refuse collection.

· Potential damage to private property as a result of the proposal.

· Loss of light

· Loss of privacy.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Presumption in Favour of Sustainable Development

Key Statement H1 – Housing Provision

Key Statement H2 – Housing Balance

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME6 – Water Management

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

Technical Guidance to National Planning Policy Framework



	Relevant Planning History:

3/2014/0172:

Redevelopment of land for residential purposes. (Outline application, approved)

3/2014/0103:

Application for the renewal of planning consent 3/2011/0093 (which was a renewal of 3/2008/0784) for Outline Planning Permission for the re-development of land for residential use. (Withdrawn)

3/2011/0093:

Application for the renewal of planning consent 3/2008/0784P for Outline Planning Permission for the re-development of land for residential use. (Approved)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a portion of Brownfield land located to the northern extents of Dixon Road accessed off Berry Lane.  The site is currently semi-derelict and currently accommodates a storage building, dilapidated shed and areas of scrub land.
The site is located within the defined settlement boundary of Longridge, located to the north west of the site is St Pauls Church with Sharley Fold Farm (Grade II Listed) located directly to the east.  There are significant changes in levels on site, in particular the sites relationship with the adjoining land to the east and west.  Primary pedestrian and vehicular access is proved off berry Lane with the sole access to the site being directly off Dixon Road.



	Proposed Development for which consent is sought:

Full consent is sought for the erection of six dwelling houses on land off Dixon Road Longridge.
It is proposed that the dwellings will be in the form of three pairs of two storey semi-detached dwellings.  The dwellings will measure approximately 9.5 metres at ridge and 5.2 metres at eaves.
The dwellings are of a typical gabled appearance and will benefit from a central gable feature which accommodates the ground floor entry point to each dwelling, above which are located mono-pitch column/post supported canopies.  It is proposed that the dwellings will be faced in predominantly render with stone/reconstituted stone window jambs, sills and head detailing.  It is proposed that the dwellings will be roofed in slate and utilise grey/Black Upvc window systems.

The dwellings are orientated in a linear manner running from the south west of the site to the north east.  The dwellings primary orientation is to the south east with the rear elevations benefiting from a north westerly outlook.  

Access to the site is provided off Dixon Road to the south eastern extents of the site, the main access road serving the development takes a semi-crescent form with dedicated parking provision being provided to the east and west of the road.



	Principle of Development:

Outline consent for the redevelopment of the land for residential purposes was granted on the 14th of April 2014 which gave consent for up to 9 dwelling units (Specified as 6 x 2 bedroom apartments and 3 x 3 bedroom dwellings in the original submission documentation).  At the time of the submission of the application and writing of this report the aforementioned consent remains extant insofar as the applicant still has the option available to submit a reserved matters application pursuant to the remaining matters requiring detailed consent.

As of the latest monitoring position the outstanding residual housing need for Longridge was 25 units.  Taking into account the existing residual need of Longridge and taking into account that the site currently benefits from an extant consent for housing it is not considered that the application results in any direct significant direct conflicts with the Development Strategy for the Borough as embodied within key Statement DS1 and Policy DMG2 of the Ribble Valley Core Strategy.


	Impact Upon Residential Amenity:

Sharley Fold Farm is located to the east of the development site and occupies an elevated position in relation to the proposal sites ground level.  The proposed dwellings, at their closest point are 12 located metres from the rear elevation of the aforementioned dwelling.  The rear elevation of Sharley Fold Farm accommodates two small windows at first floor.  However taking into account the differences in site levels, with the proposal site sitting significantly lower than that of the existing dwelling, I do not consider that this relationship will result in any detrimental impact upon existing or future residential amenities.
To the north east is Sharley Fold (Units 3 – 6), however as per the applications relationship with Sharley Fold farm, taking into account the differences in site levels, with the proposal site sitting significantly lower than that of the existing dwelling, I do not consider that this relationship will result in any detrimental impact upon existing or future residential amenities.



	Impact upon Listed Building(s) and Setting:

Sharley Fold farm is a Grade II Listed building located directly to the east of the development site, the listing description is as follows:
House, '1619 I A S' on lintel. Sandstone rubble with stone slate roof. 2 storeys. To the right of the modern porch is a 3-light double-chamfered mullioned window with hood. At the far left of the facade, beyond a modern window, is a similar window. On the 1st floor are 2 3-light rebated and chamfered mullioned windows, with a 2-light chamfered window to the right of the porch. The studded plank door, with chamfered surround and triangular head, is now within the porch. Gable stacks, the right-hand one being of stone. Wing at rear, with an outshut against its south-west wall. 

Listing NGR: SD6065537331

I am mindful of the proposals potential impacts upon the Listed Building and its setting, however taking into account the current site conditions and that the proposal is unlikely to be read in context with the Listed building save that of when stood within the development site itself, I do not consider that the impacts upon the adjacent Listed Building would be so significant, in isolation,  as to warrant the refusal of planning permission. 


	Visual Amenity/External Appearance:

The proposed dwellings are of a simple gabled appearance with a secondary central gable feature to provide interest and articulation to the primary elevation.  The scale of the dwellings is commensurate with typical dwellings of this size and do not consider that the dwellings, by virtue of their scale, size or external appearance would appear as anomalous or be of detriment to the character or visual amenities of the area.


	Landscape/Ecology:

The application is accompanied by a Bat Survey which has identified no evidence for the presence of bats and that the development is unlikely to have any impacts upon important habitats or species of conservation concern.


	Other Matters:

Representations received in respect of the application have raised the issue that the application fails to contain details required by condition attached to the original outline consent (3/2014/0172).  Given the current application is made in full and is not pursuant to the outline consent the applicant does not need to satisfy these conditions at the point of submission.  A number of the conditions attached to the outline consent will be reiterated, in the form of pre-commencement conditions, should consent be granted.
No P.O.S Contribution has been sought given the site already benefits from an extant consent and that the site would fall under the small sites exemption in respect of tariff style payments.



	Observations/Consideration of Matters Raised/Conclusion:

Given the separation distances between existing and proposed dwellings and taking account of the orientation of primary habitable room windows I do not consider that the proposal would result in any significant detrimental impact upon existing or future residential amenity.  

The proposal is considered to be of an appropriate scale and design when taking into account the character of the immediate area and that the proposal will not result in any significant detrimental impact upon the character or visual amenities of the area.

It is for the above reasons and having regard to all material considerations and matters raised; the application is recommended for approval subject to the imposition of relevant planning conditions.


	RECOMMENDATION:
	That planning consent be granted.


