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	Date Inspected:
	15/01/2018
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of single, detached dwelling.  Minor amendments to planning application 3/2014/0751.

	Site Address/Location:
	8 Hammond Drive Read BB12 7RE

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DS1 – Development Strategy

Policy DS2 – Sustainable Development

Policy H1 – Housing Provision

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility

Policy DMH3 – Dwellings in the Open Countryside and AONB

Policy DME1 – Protecting Trees and Woodlands

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:

3/2013/0513 - Proposed erection of 2no. detached dwellings. Approved
3/2014/0751 - Erection of single, detached dwelling. Approved

3/2016/0296 - Erection of two detached dwellings. Refused

3/2017/1071 - Discharge of condition 4 (tree protection monitoring schedule and drawing), 5 (landscaping proposal) and 9 (construction method statement) from planning permission 3/2014/0751.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the erection of a single detached dwellinghouse at land associated with 8 Hammond Drive, Read. No.8 Hammond Drive, Read, is a detached property set within a large residential curtilage and is located in an elevated position overlooking Hammond Ground to the south and the Calder Valley beyond. The application site lies outside of the settlement of Read and Simonstone within the open countryside. This application seeks amendments to a previously approved scheme for the erection of one dwelling at the site.
No.8 Hammond Drive is situated to the east of the plot which is the subject of this application. On land to the west of the application site planning consent was granted on 17 October 2013 for the erection of two detached dwellings, also within the former gardens of no.8 Hammond Drive. The proposed dwelling is a split level property which would have a single storey appearance to the north and would appear as two storey to the (rear) south. This is due to the steeply sloping nature of the site and requires the ground floor of the building to have its front wall against earth.
The dwelling would provide a dining room, kitchen, office and study at ground floor. At lower ground floor would be four bedrooms and three bathrooms. On the rear elevation, which would provide long distance views over the Calder Valley, it is proposed to erect a raised balcony with glass balustrade.
The dwelling would be faced mainly with stone and render although there would be cedar cladding introduced on the east elevation. The roof would be constructed from slate. The footprint of the building would remain the same as the previously approved dwelling and the floor space at lower ground floor level would be unchanged. This application does however propose additional floor space at ground floor in the form of a significantly larger kitchen/diner and laundry room which would result in the height of the property being increased on its eastern side by the introduction of a flat roof section with roof lantern and extension of the flank wall and an extension of the ground floor to the rear. This result in the proposed raised balcony, to be supported on a timber frame, would project 3m rearward of the previously approved dwelling.
In terms of the other changes to the exterior of the building these are largely amendments to the glazed openings to take into account the amended interior layout. The main impact of these changes is seen on the rear elevation which would be heavily glazed when compared with the previous design.

	Observations/Consideration of Matters Raised/Conclusion:
In determining the application it is important to consider the principle of the development, its impact on the visual appearance of the surrounding area, its effect on the residential amenity of neighbouring occupiers and its impact on highway safety.
Paragraph 47 of the Framework requires LPA's to ‘boost significantly the supply of housing and to maintain five years’ worth of housing supply against their requirements’. Further, it states that ‘the relevant policies for the supply of housing should not be considered up-to-date if the local planning authority cannot demonstrate a five-year supply of deliverable housing sites’. The Council is currently in a position to identify a five year supply of housing sites in accordance with the annual figure of 280 dwellings per year set out in Policy H1 of the Core Strategy. The latest position is contained in the Council’s Housing Land Availability Schedule October which states that on 30 September 2017 the Council was able to demonstrate a 5.9 year supply of housing land using the Sedgefield method of calculation. As such, the relevant policies for the supply of housing in the Core Strategy are applicable.

The site lies outside of an identified settlement and is in the open countryside where restrictions on residential development apply. Core Strategy Policy DMG2 requires development in the open countryside to meet one of six considerations. The provision of a single open market dwelling would fail to comply with the criteria listed in Policy DMG2. Policy DMH3 of the Core Strategy relates solely to residential development in the open countryside. In areas defined as open countryside residential development is limited by Policy DMH3 to development essential for the purposes of agricultural and local needs housing, the appropriate conversion of buildings and rebuilding or replacement of existing dwellings. The proposed development cannot be considered to meet any of those requirements. As such, the proposal fails to accord with policies DMG2 and DMH3 of the Core Strategy.  

However, in this case the applicant relies on the previously approved application, 3/2014/0751, for the erection of a single dwelling at the site. This planning permission was granted on 6 February 2015 and would therefore lapse on 6 February 2018 if a material start has not been made. The applicant has successfully discharged pre-commencement conditions to enable a lawful start. During a visit to the site it was noted that a significant amount of earthworks had taken place and that a drainage connection has been made to the main sewer and had been recorded by the Council’s Building Control Officer. As such, I am satisfied that the development has been commenced and that permission 3/2014/0751 will remain extant. This therefore forms a fall-back position against which this application must be determined. Notwithstanding the fact that the proposed development would be contrary to the development plan for the borough, the fall-back position is a significant material consideration and subject to the proposals resulting in no additional harm when compared with the extant permission it would be unreasonable and unjustified for the Council to refuse the application on grounds of principle.
The issues to be considered therefore relate to the proposal’s visual appearance and impact on neighbours when compared against the previously approved scheme. In terms of its design, the main alterations include additional glazing on the rear elevation and the extension of the ground floor. The building’s size and scale do not raise any concerns and would be commensurate with other residential properties in the immediate vicinity. In terms of the rear elevation, whilst the proposed amendments result in a design that in my opinion is not as visually attractive as the previous design, the proposals would not result in a development that is so incongruous as to warrant refusal of the application. The extant planning consent at the site requires the retention of the stone boundary wall facing Hammond Drive which contributes to the character of the area. There would remain the requirement to retain the wall should consent be granted for this application.
Regarding the impact on the amenities of neighbouring residents, the two neighbouring dwellings would be no.8 Hammond Drive and plot no.1 of an adjacent development site. The proposed dwelling would not have an unacceptable impact on the residential amenity of future occupants on plot no.1 given that the rear elevation of the neighbouring dwelling, which is yet to be built, is angled away from the proposed development. The proposals would result in an increase in massing on the east side of the dwelling facing no.8 Hammond Drive however it is not considered that the changes would have such an unacceptable impact on the residential amenity of the occupants of 8 Hammond Drive when compared with the previously approved scheme to warrant refusal of the application. It is recommended however that the proposed rear balcony be screened on both sides by a 1.8m high privacy screen to avoid overlooking of garden areas of adjacent properties. Further details of the privacy screens would be required and there would be a requirement to install the screens prior to first occupation of the dwellinghouse.
Consideration must also be given to ensuring that sufficient off-street parking remains available at the site. The parking layout remains the same as approved under application 3/2014/0751 and would provide parking for three vehicles which is considered acceptable. The application is submitted with an arboricultural impact assessment which is dated August 2014 and was submitted with original 2014 application. Given that the footprint of the building would remain the same as approved by 3/2014/0751 then no additional impact would arise as a result of the proposals.
Taking into account the above it is recommended that the application be approved subject to conditions.

	RECOMMENDATION:
	That planning consent be approved


