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	DELEGATED ITEM FILE REPORT: 
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	Development Description:
	Erection of three detached houses (alternative to previously approved applications 3/2015/0759 and 3/2015/0167).  Resubmission of planning application 3/2017/0346.

	Site Address/Location:
	Land off Mill Lane Gisburn BB7 4LN

	


	CONSULTATIONS: 
	Parish/Town Council

	Gisburn Parish Council wish to object to the application on the following grounds:
The Council do not see there is any further need for additional housing in Gisburn given the Strawberry Fields development and the proposed dwellings would be beyond the settlement boundary immediately adjacent to the Forest of Bowland AONB.  It is feared that three houses on this site would only be the start of more intense development of the same location. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections to the proposal subject to the imposition of conditions relating to highways matters.

	United Utilities:
	

	No objections to the proposal subject to the imposition of conditions relating matters of foul and surface water drainage.

	CONSULTATIONS: 
	Additional Representations.

	9 Letters of representation have been received objecting to the proposal on the following grounds:
· Oversupply of housing in the area
· No identified need or demand for the proposed housing

· Additional traffic and highways implications

· Existing services and facilities are at capacity

· The proposal will set a precedent for further development

· Impact upon adjacent existing business and potential complaints being received in relation to the comings and goings associated with the business.
· Loss of view

· Loss of privacy

· Impact upon visual amenity

· Access is inappropriate

One letter of representation has also been received requesting that the conditions relating to design matters attached to consent 3/2015/0379 be reattached to ensure a high quality of development given its location and proximity to the Forest of Bowland AONB.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DMH3 – Dwellings in the Open Countryside

Policy EN2 – Landscape & Townscape Protection

Policy DME1 – Protecting Trees & Woodland

Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2017/0346:

Erection of three detached houses (alternative to previously approved applications 3/2015/0759 and 3/2015/0167).  (Withdrawn)
3/2015/0759:

Revisions to house siting, design and access road under approval 3/2015/0167 for erection of 3 detached dwellings.  (Approved)

3/2015/0167:

Proposed erection of 3 detached dwellings.  (Approved)
3/2014/0701:

Outline application for the erection of three detached dwellings.  (Refused)
3/2014/0300:

Outline application with some matters reserved for proposed construction of 28 no. residential properties.  (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is located on the southern side of Mill Lane located within the Defined open Countryside and located outside, but adjacent, the previously defined settlement limit for Gisburn.  The site is currently allocated as a Committed Housing Site (Key Statement DS1) within the Regulation 22 Draft Proposals Map for the Borough.

The site also lies within close proximity to the boundary of the Forest of Bowland AONB being located approximately 170m to the east of the aforementioned landscape designation boundary.

Directly to the east are a number of semi-detached and detached residential properties in a typically linear arrangement fronting Mill Lane.  The application site occupies the north east corner of a large parcel of land that is currently in agricultural use with the application site being approximately 0.54 Ha in area.  The proposal site is also directly adjacent Units 1A-1D Mill Lane Industrial Estate.


	Proposed Development for which consent is sought:

Consent is sought for the erection of three detached five-bedroom dwellings.  Each of the dwellings is afforded a substantial residential curtilage within which is a double detached garage with additional parking provision being accommodated externally.
The primary vehicular access point is located at the northern extents of the site off Mill Lane.  Each of the dwellings is accessed off a private lane that is located to the eastern extents of the site with the dwellings being located to the west, each of which benefits form a differing orientation to that of their respective neighbour. 

It is proposed that the dwellings will be of a natural limestone construction with blue slate roofing and timber windows/doors.  The dwellings are predominantly two-storey in height with a ‘cat-slide’ roof arrangement and single storey garden room.  The dwellings adopt a semi-rural language employing stone jambs, sills and heads to all openings.  The cat-slide roof element befits from a number of roof-lights to allow for natural light to enter above bathrooms, en-suites and walk-in-wardrobes at first floor.


	Impact Upon Residential Amenity:

The nearest adjacent dwelling Number 3 Smithy Cottages, Mill Lane (with associated annex).  The aforementioned property is located directly to the east of the proposal site with the private garden of the property running southward adjacent the proposal site for a distance of approximately 27m, no other dwellings are located directly adjacent the site.

The overlooking distances from the proposed dwellings to the shared eastern boundary with Number 3 Smithy Cottages are as follows:

Plot 01:

22m from east elevation first floor window to eastern boundary

Plot 02:

27m from east elevation first floor window to eastern boundary 

Plot 03:

31m (closest point) from north east first floor window to eastern boundary

Taking account of the above offset distances, the orientation of the proposed dwellings and the presence of the private access track it is not considered that the proposal would be of detriment to residential amenities by virtue of loss of privacy through direct overlooking.
Furthermore, taking account of the solar orientation of the site in relation to neighbouring properties and the significant distances between the existing and proposed dwellings it is not considered that the proposal will be of detriment to neighbouring residential amenity though loss of light or overbearing/over-dominant impact.



	Visual Amenity/External Appearance:

The proposed dwellings are of similar appearance to that which has been approved under the umbrella of application 3/2015/0759 save that for minor elevational alterations and an increase in footprint size.  Taking this into account it is not considered that they would result in any detrimental impact upon the character and visual amenities of the area.
Following concerns regarding the excessive number of boundary treatments and their potential appearance the number of boundary wall/fencing has been rationalised along with their appearance to ensure the proposals successful visual integration into the landscape.



	Landscape/Ecology:

The application has been accompanied by an Arboricultural Impact Assessment that identifies a number of trees on and adjacent the site numbered T1-T6.  It is proposed that all of the aforementioned trees on site will be retained in the context of the proposed development.  Adequate tree protection will be required to be submitted through the imposition of condition.
The application proposes landscaping to assist in delineating the individual residential curtilages of the dwelling and in addition proposes landscaping to the western extents of the site and feature landscaping to the northern extents of the site adjacent the primary entry point.  It is also proposed that significant landscaping will be located along the western boundary of the site to aid in mitigating the visual impact of the proposed development and to enable a more sympathetic transition into the defined open countryside. 

Given the submitted landscaping details fail to adequately propose the precise nature and locations of tree, hedgerow, or shrub planting it is considered reasonable to secure further details through the imposition of condition.



	Other Matters:

The site benefits from a number of previous consents that at the time of writing this report remain extant.  The current application differs significantly from consent 3/2015/0167 insofar that the current application proposes that the private drive serving the dwellings is located to the east of the site and proposed dwellings whereas the previous consent proposed that the drive would be located to the western extents of the site and to the west of the proposed dwellings.  

The application also differs from consent 3/2015/0759 in that whilst it proposes a roughly similar drive location and arrangement, the orientation and precise siting of the dwellings differs as does the location an orientation of the proposed garaging.


	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.  

Taking account of the scale, design, external appearance, and overall site layout/arrangements it is not considered that the proposal will be of detriment to the character or visual amenities of the area.

In these respects I do not consider that the application, as submitted, raises any material issues that would warrant the refusal to grant planning permission.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of condition.


