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	Date Inspected:
	29/05/2018
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of three detached, three-bedroom bungalows including access.

	Site Address/Location:
	Land rear of Rocklea and Standridge, Whalley Road, Billington BB7 9NA

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Objected to the development initially due to the width of the proposed drive, no provision made for any waste bin storage or a collection point and concerns regarding the manoeuvring of vehicles from the driveways.

Furthermore, the turning head as submitted was quite tight, and a swept path analysis was requested for a delivery vehicle such as a large delivery van (7.0m x 2.6m) to ensure that it is practical and suitable for purpose.

The applicant has taken into account the above comments and the County Surveyor raises no objection to amended plans.

	LLFA:
	

	No comments.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement H1 – Housing Provision

Key Statement H2 – Housing Balance

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility

Policy DME1 – Protecting Trees and Woodlands

Policy DME3 – Site and Species Protection and Conservation

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:

No relevant planning history.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Planning permission is sought for the erection of three detached bungalows on land to the rear of Rocklea and Standridge, Whalley Road, Billington. Rocklea and Standridge are a pair of semi-detached two-storey dwellings located on the north side of Whalley Road, Billington. The application site is located within the settlement boundary for Billington in a well-established residential area that is characterised by a mix of dwelling types including detached and semi-detached dwellings and terraced properties.

To the rear, Rocklea and Standridge benefit from gardens measuring between 45m and 65m in length. It is proposed to erect three dwellings within the existing gardens whilst retaining rear gardens for Rocklea and Standridge of around 11m. Vehicular access to the site would be along the east side of Rocklea. The properties would be of one uniform design comprising living accommodation on a single storey including lounge, kitchen, three bedrooms and an internal garage. The proposed dwellings would have a height of 4.6m to the ridge and would have an approximate footprint of 14m x 11.5m.
The site has been the subject of a pre-application enquiry. In an email dated 12 February 2018 the Council’s pre-application officer confirmed that the provision of three dwellings on the site was acceptable in principle although it was commented that three dwellings on the site would result in cramped development. A number of alterations were advised in relation to the design of the dwellings including surfacing materials although no advice was able to be given on highways issues.

	Observations/Consideration of Matters Raised/Conclusion:

In determining the application it is important to consider the principle of the development; impact of the visual appearance of the surrounding area; effect on the residential amenity of neighbouring occupiers; impact on trees/ecology; and highway safety and parking implications.
The Development Strategy put forward in Key Statement DS1 of the Core Strategy seeks to direct the main focus of new house building to the Strategic Site, the Principal Settlements of Clitheroe, Longridge and Whalley and Tier 1 villages which are considered the more sustainable of the 32 defined settlements. Billington is identified as a Tier 1 settlement by Key Statement DS1. Table 4.12 provides an interpretation of the strategic pattern of distribution of residential development in the Borough. Taking into account commitments up to March 2014, there was a residual requirement for 18 dwellings in Billington up to the end of the Core Strategy plan period in order to meet the minimum annual housing target of 280 dwellings per year from 2008 to 2028 as set out in Key Statement H1. It is recognised however that the housing figure established in Key Statement H1 is not a maximum requirement and also that table 4.12 serves to provide only a guide to the broad distribution of housing expected to be delivered across the Borough. The most recent housing position in Billington is that the residual requirement published in table 4.12 has been met. Nonetheless, it is considered that the provision of three additional dwellings within the settlement would not result in any harm to the development strategy nor would it result in any undue pressure on the services, facilities and infrastructure of the settlement itself to warrant refusal of the application. It is considered therefore that the proposal would be acceptable in principle subject to other development management considerations.
The area is characterised by a mix of house types and a palette of materials including stone and render. In terms of the settlement pattern, there is no distinct urban grain with plots of various shapes and sizes. I note the pre-application officer’s comments regarding ‘cramped development’ but do not consider the density of the development or plot size to be a significant issue as long as the size can accommodate the required vehicular parking and movements and ensures an acceptable standard of residential amenity for existing and future residents. It is proposed to face the buildings with render of the north and south side elevations and stone on the front and rear. These materials are considered appropriate to the area.
A detached two storey 6-bed dwelling has been recently erected to the west between the application site and St Leonards Vicarage. The east boundary of this dwelling and its rear garden would bound the rear garden boundaries of the proposed bungalows. There is generally a requirement to ensure a distance of at least 10m between first floor windows and the rear boundary fence to prevent any overlooking or loss of privacy for adjoining neighbours. The proposed dwellings in this case would be single storey in height and as such would not facilitate overlooking of the garden of this neighbouring property. It is considered reasonable to restrict permitted development rights to ensure roof alterations are not undertaken which would result in unacceptable overlooking. It is proposed to erect 1.8m high close boarded fencing along the sites western boundary and this would ensure privacy on both sides of the boundary is safeguarded.
The properties of Rocklea and Standridge would retain rear gardens of 11m in length and the relationship between these dwellings and those proposed does not raise any concerns.
There are dwellings to the north of the site along Neddy Lane. The property directly to the north of the site, Holmleigh, is around 10m from the site boundary. This property is a bungalow and, whilst its front elevation faces the site there would be no unacceptable overlooking. Furthermore, the proposed dwellings would provide an acceptable standard of living accommodation. Whilst the private amenity space provided to the rear is modest, the Council has no adopted standards against which to assess the proposals and as such would not warrant refusal of the application.

According to the tree constraints plan and appraisal no trees or hedges are earmarked for removal as a result of the proposals. It is noted however that the existing vegetation is not denoted on the proposed site plan and that the development would appear to encroach within root protection areas. Following discussion with the applicant it is proposed to retain the existing hedgerows (H1 and H2) along the site’s eastern boundary. Furthermore, a section of the hedgerow (H3) which forms the north boundary with Neddy Lane will be retained – the section to be removed would be replaced by a ‘living green fence’ which would provide a continuation of the green boundary of the south side of Neddy Lane (also a public footpath) which provides sufficient space for the provision of the turning head within the site. The trees and hedges to be removed are of low quality, do not contribute significantly to the visual amenity of the area and are also likely to be of low ecological value. The Council’s Countryside Officer raises no concern.
With regard to highway safety, the County Surveyor initially raised concerns with the internal site layout and access. This included concerns regarding the width of the proposed drive, the manoeuvring of vehicles from the driveways and the turning head, specifically it suitability for a delivery vehicle such as a large delivery van. Following amendments to the scheme’s layout including widening of parking spaces and improvements to the turning head the County Surveyor raises no objections to the development subject to the imposition of a number of planning conditions including the requirement for garages to be kept available for the parking of motor vehicles.
Taking into account the above, whilst it is recognised that the scheme is high density it provides an appropriate standard of residential accommodation and provision for the required parking and vehicular movements within the site. The development would provide 3no. bungalows, a dwelling type in demand throughout the borough, in a sustainable location within a Tier 1 Settlement. As such, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved.


