RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE
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DEVELOPMENT DESCRIPTION:

ERECTION OF A SINGLE TWO-STOREY DWELLING. RESUBMISSION OF PLANNING APPLICATION 3/2016/0438.  41 DILWORTH LANE LONGRIDGE PR3 3ST.
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:
PARISH COUNCIL:

No representations received in respect of the application.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The Highways Development Control Section have raised no objection to the proposed development provided visibility splays of 59m can be provided and maintained.
UNITED UTILITIES:

No response received.
ADDITIONAL REPRESENTATIONS:

Two letters of representation have been received objecting to the application on the following grounds:

· Impact upon residential amenities as a result of an overbearing impact.
· Proximity of the proposed dwelling to existing boundaries.

· Increased problems in surface water runoff.

· Site entrance is inadequate and will be of detriment to Highways Safety.

· The application fails to address the fundamental reasons for refusal of the previous application.

· The property does not accord with guidelines in that it does not have a 10m rear back garden.

· The application has not been accompanied by a tree survey.

· The development is within close proximity to trees protected by TPO.

1.
Site Description and Surrounding Area
1.1
The application site relates to a portion of residential curtilage associated with 41 Dilworth Lane, Longridge.  The site is located within the Draft settlement boundary for Longridge.  The site is greenfield in nature and is bounded to the south by residential development with a small number of dwellings being located to the east and the parent property (41 Dilworth) being located to the west.
2.
Proposed Development for which consent is sought
2.1
Consent is sought for the erection of a two-storey 3 bedroom dwelling on lands adjacent 41 Dilworth Lane Longridge.  The submitted details propose that the single point of vehicular access will be to the north of the site directly off Dilworth lane.
2.2
It is proposed that the dwelling will occupy an approximate central location within the plot it is to be located.  The proposed dwellings will be two storeys in height measuring 5.2m at eaves and 8m at its highest ridge point.  The footprint dwelling adopts a staggered L’’ shaped configuration with a two storey projecting hipped gable to its western extents and single storey attached garage to the eastern elevation. 

2.3
The dwelling employs hipped roof forms throughout its entirety with the ridge height of the aforementioned projecting gable being approximately 840mm lower than the 8m high ridge line of the main body of the dwelling.
2.4
The submitted details propose that the dwelling will be faced in random natural stone with cut stone quoin and window surround detailing, with natural slate being employed as the primary facing material of the roof.
2.5
Dedicated parking provision is provided in the form of an attached garage with internal capacity for the parking of one motor vehicle, additional parking provision for a further two vehicles is accommodated externally in tow dedicated bays located to the east of the proposed dwelling.
3.
Relevant Planning History


3/2016/0438:

Erection of 2 no. detached dwellings.  (Refused)

3/2015/1024:


Erection of two detached dwellings.  (Refused)

3/2012/0053:

Proposed construction of three new two-storey terrace dwellings.  Garden space allocated to each property.  Seven surface parking bays.  Re-submission of application 3/2011/0655P.  Refused)
 4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy

Key Statement DS2 – Presumption in Favour of Sustainable Development

Key Statement DMI2 – Transport Considerations
Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME1 – Protecting Trees  & Woodlands

Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

Technical Guidance to National Planning Policy Framework
5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
The site is located within the Draft settlement Boundary for Longridge, being located directly adjacent and to the north of an existing recently constructed residential development.  The site is also located on the opposing side of Dilworth Lane to a recently consented housing development for the erection of up to 195 dwellings (3/2015/0688) which is currently under construction.

5.1.2
Key Statement DS1 of the Ribble Valley Core Strategy states that the majority of new housing development will be concentrated within an identified strategic site located to the south of Clitheroe towards the A59 and the principal settlements of Clitheroe, Longridge and Whalley. 

5.1.3
The current outstanding residual housing need for Longridge as of the latest published monitoring position is 25 dwellings/units.  I am mindful of the recent resolution passed by Planning Committee, to defer and delegate, for approval, application 3/2016/0974 for the erection of 275 Dwellings off Preston Road Longridge.  
5.1.4
Taking into account the aforementioned recommendation, it is likely that the impending future housing monitoring position will conclude that there is no longer any outstanding residual housing need for Longridge. However it is important to be mindful that the outstanding residual need is a target to be met and not a ceiling for development.  Any oversupply and its proportional/relative surplus over and above identified residual housing need would have to be assessed in relation to potential harm to the overall development strategy for the Borough and whether such an oversupply (where applicable) would preclude the ability for the LPA to plan for future sustainable growth.  
5.1.5
In this respect, taking account of the latest monitoring position and the likely future revised position, I do not consider the quantum of development proposed would result in any demonstrable or quantifiable harm to the Development Strategy for the Borough.
5.1.6
Therefore given the sites proximity to existing development and its location within the defined settlement boundary for Longridge, notwithstanding other Development management considerations, the development is considered to be in broad accordance with the aims and objectives of the adopted development plan and Development Strategy for the borough relating to the location and siting of new housing growth.
5.2
Impact upon Residential Amenity:
5.2.1
The proposed dwelling is located approximately 6.2m from that of a shared boundary with the existing dwellings to the south resulting in a back to back facing distance of approximately 16.5m with the property directly adjacent to the south.  
5.2.2
I am mindful that the aforementioned offset distance is substantially less than the 21m back to back distance usually sought within the Borough, however the distance of 21m is usually required when the relationship of the dwellings in question would result in direct overlooking by virtue of windows being located on the opposing facing elevations.  In this case the southern elevation of the proposed dwelling, at first floor level, only accommodates a bathroom window which is to be obscured and two high level windows serving a home office.  A further two windows are proposed at ground floor level, one serving a kitchen and the other a dining area.
5.2.3
Given the orientation of the aforementioned windows and taking account of the rooms which they serve I am satisfied that it is unlikely that there will be any significant general overlooking issues as a result.  However, I am mindful that the configuration of the dwelling and usage of rooms could alter or be adapted without the need for planning permission and therefore the rooms which the windows serve could actually become primary habitable rooms without the knowledge of the Local Planning Authority, in which case direct overlooking may be directly resultant.  
5.2.4
I therefore consider it appropriate to impose a condition that requires all first floor windows on the southern elevation of the proposed dwelling to be obscure glazed and retained as such in perpetuity to mitigate any potential detrimental impact upon neighbouring residential amenity.

5.2.5
A number of representations have raised the issue of the proposed dwelling resulting in an overbearing impact.  Ass noted earlier in this report, I am mindful of the proximity of the proposed dwelling to the southern shared boundary and the resultant overlooking distance.  I have also previously recognised the proximity relating to the direct back to back facing distance of 16.5m.  It should be noted that the proposed back to back distance is 3m in excess of the rear elevation to side gable relationship the Local Planning Authority would normally seek.  

5.2.6
Given the orientation of the proposed primary habitable room windows I would consider the current proposal is more akin to a rear to side gable arrangement.  In this respect I do not therefore consider that the proximity of the dwelling would result in an overbearing impact.  Furthermore, taking account of the solar orientation of the proposed dwelling and that it is located wholly to the north of the nearest affected properties I do not consider the proposal would result in an undue detrimental impact upon the amenities of neighbouring occupiers by virtue of a loss of light or overshadowing.
5.3
Highway Safety and Accessibility / Public Rights of Way:
5.3.1
The Highway Development Control Section had raised concerns in respect of the originally proposed visibility splay of 2m x 43m which would have been appropriate and sufficient for a speed limit of 30mph.  However a speed survey undertaken in 2013 gave 85th percentile readings of average motor vehicle speeds of39 / 40mph.  Consequently it was determined by the Highways Officer that a more appropriate visibility splay would be 2m x 59m.  The applicant has subsequently submitted revised details indicating that 2m x 59m visibility splays can be achieved.  The Highways Development Control section have further added that a condition be attached that limits the height of any planting/structure within the visibility splays.
5.4
Landscape/Ecology:
5.4.1
The site is occupied by a number of trees that are protected by Tree Preservation Orders.  A tree constraints plan has been submitted in support of the application however no arboricultural impact assessment has been submitted therefore the impacts upon the aforementioned trees/adjacent hedgerows or the need for suitable mitigation and protection cannot be adequately assessed or ascertained at this stage.

5.4.2
The proposed site plan indicates that the access road and parking arrangements will avoid but closely follow the root protection area of the tree identified as T9 (TPO No.T6).  The north western extents of the proposed dwelling is located in close proximity (800mm) with the root protection area of T10 (TPO No.T4) with no direct conflict evident from the proposed site plan. 
5.4.3
However I am mindful that the activities associated with the construction of the dwelling and the need for footings and excavations relating to services may result in conflict with the aforementioned root protection area. It is for this reason that I consider it appropriate to attach a condition requiring tree protection and mitigation to be submitted prior to the commencement of any works on site.

5.4.4
I also note that no details of the hard surfaced areas relating to paving, that would allow occupiers to move around the building or access their front door from the driveway area been provided in support of the application.  For the avoidance of doubt and to ensure that such paving does not impede upon the root protection areas of the protected trees, it is considered appropriate to attach a condition requiring details of all hard and soft landscaping to be submitted prior to the commencement of works.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
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.  

6.2
The proposal is further considered to be of an appropriate scale and design when taking into account the character of the immediate area and it is considered that the proposal will not result in any significant detrimental impact upon neighbouring residential amenities.

6.3
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 the application be APPROVED subject to the following conditions:
1.
The development hereby permitted shall be commenced before the expiration of three years from the date of this permission.

REASON:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.  

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:


Proposed Site Plan Floor Plans and Elevations: 4892-P01 A


Proposed Site Plan (Including Visibility Splays): 4892-P10


REASON:  For the avoidance of doubt since and to clarify which plans are relevant to the consent.

3.
Notwithstanding the submitted details, samples of all external surfaces, including surfacing materials and their extents, of the development hereby permitted shall have been submitted to and approved by the Local Planning Authority before their use in the proposed development.  The approved materials shall be implemented within the development in strict accordance with the approved details.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

4.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until an arboricultural impact assessment including a scheme for tree protection and/or mitigation for affected trees within and adjacent to the site, has been submitted to and approved in writing by the Local Planning Authority.  The protection measures/methodology shall be implemented in strict accordance with the approved details.


For the avoidance of doubt, any proposed protective fencing shall be in accordance with BS5837 (2012): ‘Trees in Relation to Construction’.  Such fencing shall be erected in its entirety prior to any other operations taking place on the site.  This fencing should not be breached or removed during development.  Furthermore within the areas so fenced the existing ground level shall be neither raised nor lowered and there shall be no development or development-related activity of any description including the deposit of spoil or the storage of materials unless expressly agreed by the Local Planning Authority.


REASON: To protect trees and hedging of landscape and visual amenity value on and adjacent to the site or those likely to be affected by the proposed development in accordance with Key Policies DMG1 and DME2 of the Ribble Valley Core Strategy.

5.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until a scheme for the hard and soft landscaping of the site shall be submitted to and approved in writing by the local planning authority.


The hard landscaping shall be implemented in accordance with the approved details prior to the first occupation of the development and retained as such thereafter at all times.  The approved soft landscaping scheme shall be implemented in the first planting season following occupation or first use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 10 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted


REASON: To ensure the proposal is satisfactorily landscaped, appropriate to the locality and to ensure that the hard landscaping does not impede upon the root protection area(s) of trees protected by Tree Preservation Orders without sufficient mitigation, in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

6.
Notwithstanding the submitted details, elevational details of the height and appearance of all boundary treatments, fencing, walling, retaining wall structures and gates to be erected within the development shall have been submitted to and approved by the Local Planning Authority prior to their installation.  The development shall be carried out in strict accordance with the approved details.


REASON:  To comply with Key Statement Policy DMG1 of the Ribble Valley Core Strategy, to ensure a satisfactory standard of appearance in the interests of the visual amenities of the area.
7.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until full details of existing and proposed ground levels and proposed building finished floor levels (all relative to ground levels adjoining the site) shall be submitted to and approved in writing by the Local Planning Authority.  


For the avoidance of doubt the submitted information shall include existing and proposed sections through the site including details of the height and scale and location of the proposed housing in relation to adjacent existing development/built form (where applicable).  The details shall clearly show the eaves and ridge heights of the proposed building/dwelling(s) relative to the eaves and ridge heights of existing neighbouring development/built form.  The development shall be carried out in strict accordance with the approved details.


REASON:  In order that the Local Planning Authority may ensure that proposed development responds appropriately to the topography of the site, is appropriate to the locality and to ensure the development does not result in any detrimental impact upon residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

8.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 or any Order revoking and re-enacting that Order, there shall not at any time in connection with the development hereby permitted be erected or planted or allowed to remain upon the land hereinafter defined any building, wall, fence, hedge, tree, shrub or other device over 1m above road level within the visibility splays as indicated on the approved drawing 4892-P10.


For the avoidance of doubt the visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of Dilworth Lane to points measured 59m in each direction along the nearer edge of the carriageway of Dilworth Lane, from the centre line of the access.


REASON: To ensure adequate visibility at the site access and to ensure the safe operation of the immediate highway in accordance with Policy DMG3 of the Ribble Valley Core Strategy.

9.
No development shall take place until a Construction Method Statement for the development has been submitted to and approved in writing by the local planning authority.  For the avoidance of doubt the submitted statement shall provide details of:

A.
The location of parking of vehicles of site operatives and visitors

B.
The location for the loading and unloading of plant and materials

C.
The location of storage of plant and materials used in constructing the development

D.
The locations of security hoarding 

E.
The location and nature of wheel washing facilities to prevent mud and stones/debris being carried onto the Highway (For the avoidance of doubt such facilities shall remain in place for the duration of the construction phase of the development) and the timings/frequencies of mechanical sweeping of the adjacent roads/highway

F.
Periods when plant and materials trips should not be made to and from the site (mainly peak hours but the developer to identify times when trips of this nature should not be made)

G.
The highway routes of plant and material deliveries to and from the site.

H.
Measures to ensure that construction and delivery vehicles do not impede access to adjoining properties.

I.
Days and hours of operation for all construction works.

The approved statement shall be adhered to throughout the construction period of the development.


REASON: In the interests of protecting residential amenity from noise and disturbance and to ensure the safe operation of the Highway in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.
10.
The garage(s) hereby approved shall be kept available for the parking of vehicles ancillary to the enjoyment of the household(s) and shall not be used for any use that would preclude the ability for their use for the parking of private motor vehicles, whether or not permitted by the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any order amending or revoking and re-enacting that order.


REASON: To ensure to ensure that adequate parking provision is retained on site that limits the visual impact of the parked motor-vehicle upon the street scene/area in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

11.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) (England) Order 2015 or any Order revoking and re-enacting that Order, the dwelling hereby permitted shall not be altered or extended, no new windows shall be inserted, no alterations to the roof shall be undertaken and no buildings or structures shall be erected within the curtilage of the dwellings hereby approved unless planning permission has first been granted by the Local Planning Authority.


REASON: To enable the Local Planning Authority to exercise control over development which could materially harm the character and visual amenities of the immediate area in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

12.
The first floor windows in the south elevation of the dwelling hereby approved shall be fitted with obscure glazing (which shall have an obscurity rating of not less than 4 on the Pilkington glass obscurity rating or equivalent scale) and shall be non-opening, unless the parts of the window which can be opened are more than 1.7 metres above the floor of the room in which the window is installed.  The windows shall remain in that manner in perpetuity at all times unless otherwise agreed in writing by the Local Planning Authority.  


REASON: To protect nearby residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
