[bookmark: _GoBack]RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

DEFERRED AND DELEGATED

DATE:			9 April 2020		
REF:			AB
CHECKED BY: NH

APPLICATION REF:	3/2019/0907

GRID REF: SD 373582 437748

DEVELOPMENT DESCRIPTION:

OUTLINE APPLICATION FOR THE ERECTION OF ONE NEW DWELLING AND ASSOCIATED WORKS AT LAND OFF CLITHEROE ROAD, WHALLEY BB7 9AQ
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:

Whalley Parish Council objects to the application. This additional build causes further problems for users of the access road which leads to the ‘Dick Leigh Chainsaw’ business. Large vehicles use this access road which is of only a single-track nature. Meeting other traffic is a problem. On occasions lorries have had to back-up when returning to Clitheroe Road and on others, the goods have had to be transported from the business along the access road, and then to the lorry parked on Clitheroe Road.

If a bungalow is to be built on the ‘spare land’, the probability of unreasonable parking on the access road increases and the functioning of the business further deteriorates.  Economic vitality is essential to the Borough and key strand of the Core Strategy.  Upon this basis Whalley Parish Council therefore objects to this planning application.

Barrow Parish Council – object strongly to the proposed new dwelling as follows: -

1. 	The proposed site lies outside of the settlement boundary of Barrow, in open countryside, where there is no justification for the creation of a new dwelling. Giving consent to this application would cause harm to RVBC's development strategy and create a harmful precedent for similar unjustified proposals.

2. 	The proposed dwelling would result in a cramped and discordant feature that would be detrimental to the character and visual amenity of the surroundings.

3. 	The Core Strategy states that there is zero need for additional dwellings in Barrow. Also, there is no defined need for additional bungalows in Barrow. 

4. 	The proposed dwelling will cause highway issues for users of the access road and business customers to Dick Leigh Chainsaw Specialists, a business which has been established for over 30 years. The road is very narrow and the proposed site is currently used as a passing place for the newly erected properties and visitors to Ashleigh and the business. Users of this road are already experiencing problems when meeting oncoming vehicles and these issues will be worse with the loss of a passing place. The proposed site was previously referred to as a 'turning area' on plans submitted in 2014, demonstrating its importance to the access road.

5. 	The proposed site is very small and there is insufficient room for the parking spaces associated with the dwelling. The likelihood of inconsiderate and dangerous parking and vehicle manoeuvring on the access road will be increased.

6. 	There are no pavements on the access road and there does not appear to be space to include any so pedestrian access to the proposed dwelling causes some concern.

7. 	The owners of Ashleigh and Dick Leigh Chainsaw specialists have a right of uninterrupted access in their deeds and installed the access road at their own expense. They also funded the widening of the entrance onto Clitheroe Road to improve visibility. The erection of seven new dwellings adjacent to the access road has already had an impact on the accessibility of their property and removing the passing place will be detrimental to their business. The impact that the proposed dwelling would have on the business access and thus economic viability of Dick Leigh Chainsaw Specialists needs to be carefully considered.

8. 	The public right of way adjacent to the site must be kept clear at all times. 

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

No objection subject to conditions.

ADDITIONAL REPRESENTATIONS:

Fifty-three (53) letters of objection have been received including 46 from employees of a local business and raise the following concerns:

· The access road to the adjacent business at Ashleigh is too narrow and does not allow two vehicles to pass.
· Road to be widened and made up to adoptable standard as a requirement of previous planning permission (3/2014/0725).
· Turning space has been built but not in the approved location as required by planning permission (3/2014/0725).
· Adjacent land levels have been raised up by 1.4 metres and the gabion wall and fencing is an eyesore – will this site be the same. 
· Section of footpath along Clitheroe Road left uneven and unfinished.
· Vehicles travelling in opposite directions along the access road to Ashleigh have to mount footpath to pass. The development could result in vehicles reversing out onto Clitheroe Road.
· The existing public footpath should remain with clear visibility.
· This land was to be landscaped.
· Increased flooding due to outflow into the culvert from adjacent development of 9 dwellings.
· No visitor parking is being provided.

One letter of support has been received.

1.	Site Description and Surrounding Area

1.1 The application site is an irregular shaped parcel of land that appears to have previously been rough grassland but in recent years has been surfaced with aggregate and used as a storage area and depot in conjunction with the residential development that has taken place on the adjacent land. The land is no longer required for this purpose.

1.2 The site is bound to the north by retaining gabion walls and close boarded fencing which delineates the rear gardens of new residential properties to the north. To the east of the site is a minor watercourse which runs through a small woodland area. The site is contained to the west by a single-track access which originally served Ashleigh, a residential property to the south, and the associated commercial enterprise, Dick Leigh Chainsaws, which maintains and repairs arboricultural machinery and equipment. Four of the seven two-storey townhouses approved under application 3/2014/0725 are now also served via the access track and are located on its western side fronting onto Clitheroe Road.

2.	Proposed Development for which consent is sought

2.1	This application seeks outline consent for the erection of a single detached bungalow with all matters reserved except for access. 

3.	Relevant Planning History

	3/2014/0725 – Proposed erection of 7 no. dwellings and associated works. Approved with Conditions

	3/2015/0477 – Variation of condition 2 (to allow for a double rather than a single garage for House Type A Plot 1) on planning permission 3/2014/0725. Approved with Conditions

	3/2016/0374 – Erection of 9 dwellings and associated works. Approved with Conditions

3/2017/0603 – Erection of nine dwellings and associated works. Approved with Conditions

4.	Relevant Policies

Ribble Valley Core Strategy: 
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN2 – Landscape
Key Statement EN4 – Biodiversity and Geodiversity
Key Statement EN5 – Heritage Assets
Key Statement 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 Woodland
Policy DME3 – Site and Species Protection and Conservation

National Planning Policy Framework

5.	Assessment of Proposed Development

5.1	This is an outline planning application with all matters reserved except for access. The main considerations are the principle of the proposed development and highway safety. However, the matters of visual appearance, residential amenity and biodiversity/ecology do have to be given some consideration.

5.2	Principle of Development

5.2.1	The Council is able to demonstrate a deliverable five-year housing land supply as evidenced by the Housing Land Availability Schedule (HLAS) September 2019 and therefore the relevant policies for determining the application can be afforded full weight.

5.2.2	Key Statement DS1 of the Core Strategy provides the Development Strategy for the Borough and directs the majority of new housing development towards the Principal Settlements and also focuses some development towards the more sustainable Tier 1 settlements. The application site is located on the edge of and directly adjoining the Tier 1 Village of Barrow. 

5.2.3	Key Statement DS1 identifies the settlement of Barrow as a Tier 1 Village where some of the development within the Borough will be directed. Key Statement DS1 confirms that: -

‘the scale of planned housing growth will be managed to reflect existing population size, the availability of, or the opportunity to provide facilities to serve the development and the extent to which development can be accommodated within the local area.’

5.2.4	The proposal site lies immediately adjacent to the settlement boundary of the village of Barrow in an area defined as open countryside. As such Core Strategy Policy DMG2 is engaged. Policy DMG2 (Strategic Considerations) states that: -

Development should be in accordance with the Core Strategy development strategy and should support the spatial vision.

1. Development proposals in the principal settlements of Clitheroe, Longridge and Whalley and the Tier 1 Villages should consolidate, expand or round-off development so that it is closely related to the main built up areas, ensuring this is appropriate to the scale of, and in keeping with, the existing settlement.

5.2.5	Considering the definition of consolidation, expansion or rounding-off in the Core Strategy Glossary it is considered that the application site would represent expansion. The site could not be considered ‘rounding-off’ despite two thirds of the perimeter being already built up as the definition of ‘rounding-off’ refers specifically to development of land within the settlement boundary.

5.2.6	Development in the open countryside is also dealt with by the second part of the policy: -

Within the Tier 2 Villages and outside the defined settlement areas development must meet at least one of the following considerations:
1. 	The development should be essential to the local economy or social wellbeing of the area.
2. 	The development is needed for the purposes of forestry or agriculture.
3. 	The development is for local needs housing which meets an identified need and is secured as such.
4. 	The development is for small scale tourism or recreational developments appropriate to a rural area.
5. 	The development is for small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated.
6. 	The development is compatible with the enterprise zone designation.

5.2.7	As the application site lies outside a defined settlement area it must meet at least one of the considerations listed in Policy DMG2. Core Strategy Policy DMH3 relates specifically to dwellings in the open countryside and the AONB and states that residential development will be limited to development essential for the purposes of agriculture or residential development which meets an identified local need; the appropriate conversion of buildings to dwellings and; the rebuilding or replacement of existing dwellings.

5.2.8	In order to satisfy policies DMG2 and DMH3 in principle new residential development in the open countryside must meet an identified local housing need or one of the other criteria. 

5.2.9	The development proposes the erection of one market dwelling within the open countryside which does not meet an identified local need and as such the proposed development is contrary to Policies DMG2 and DMH3. Where there is a conflict with the development plan the decision must be taken in accordance with the development plan unless there are material considerations that indicate otherwise. The other material considerations in respect of this development are assessed below.

5.3	Design and visual appearance

5.3.1	The development plot is a small parcel of undeveloped land that is left over following residential development on adjacent land. As described above, the site has been used by the applicant as a construction compound during the development of neighbouring land. The adjacent residential development is reaching a stage of completion and therefore the applicant now seeks permission for an additional dwellinghouse.

5.3.2	The application site lies outside the settlement of Barrow as defined on the Proposals Map. However, on the ground the land is seen very much as part of the built-up area. The site is enclosed by residential development on two sides and a watercourse and woodland on the other and it does not contain any noteworthy features such that it contributes significantly to the visual amenity of the area. 

5.3.3	As denoted on the Proposals Map, the application site is an exclave of open countryside land surrounded by settlement; the development of the land for a single bungalow would result in a more rational settlement boundary that would be defined by existing landscape features. Furthermore, the development site is completely screened from views from the east by woodland and can only be seen in the context of the existing built-up area of Barrow. Whilst the erection of a new dwelling will cause harm to the countryside by virtue of the creation of new built development on a greenfield site, the development would not be viewed as sporadic or visually harmful.

5.3.4	The size of the bungalow as denoted on the sketch drawing would be similar in scale and size to dwellings on the adjacent site that is currently under construction by the same developer. The size of the dwelling would also be restricted by the plot size which would result in a rear garden of a reasonable but modest size.

5.3.5	Subject to the use of appropriate external materials that respect the immediate locality and a design approach that is in keeping with the local area it is considered that the proposals would not result in an undue visual impact.

5.4	Amenity of Neighbouring Residents
5.4.1	There is a requirement to consider the potential impact of the development of the amenity of neighbouring residents. The proposal is for the erection of a single storey bungalow and there would be a conditional requirement, should consent be granted, that the dwelling provides only single storey living accommodation.

5.4.2	112 Clitheroe Road is located on the opposite side of the single lane access and there are no habitable room windows in the side elevation of 112 Clitheroe Road facing the proposed development site. The proposed development would not adversely impact any existing residents through loss of light, privacy or outlook. 

5.4.3	In regard to the residential amenity of the potential future occupants of the dwellinghouse for which consent is sought, the front elevation of the property would be more than 12 metres from the closest two-storey element of 112 Clitheroe Road and therefore there would be sufficient outlook and light to any habitable room windows on the principal elevation. To the north there is a level change up to the newly constructed dwellings which adjoin the application site. The northern site boundary currently comprises a gabion retaining wall up to the garden level of the adjacent residential plot (plot 11) and a 1.8-metre-high close boarded fence above. This boundary was identified on approved landscaping plans for the adjacent site as a hedgerow, although it is noted that the adjacent development has not yet reached a stage of completion. Nevertheless, the existing boundary treatment is unsightly and it would not be acceptable to retain it in its current form. A boundary solution to protect the amenities of existing and future residents could be achieved but careful consideration should be given to its design and appearance with details to be submitted at reserved matters stage. 

5.4.4	To the rear the garden length would range from 6-10 metres long and some areas of the garden would have a shadow cast over it for parts of the day. However, it is considered that overall the standard of residential amenity would be acceptable subject to design considerations at reserved matters stage.

5.5	Highway Safety

5.5.1	The majority of neighbour objections concern the impact of the proposals on the highway, specifically the capacity and suitability of the single lane assess track that serves four dwellings fronting Clitheroe Road and Ashleigh with its associated chainsaw repair business which generates both LGV and HGV vehicle movements. It is understood that the application site is used as a passing place on the occasions that cars or delivery vehicles are faced with oncoming vehicles. Development of the site would preclude this; however, the application site is private land and there is no requirement for the applicant to maintain the land to provide a passing facility.

5.5.2	It is noted that planning application 3/2014/0725 for the erection of 7 new dwellings facing Clitheroe Road, Barrow, denoted the widening of the access track from 3.25 metres to around 4.5 metres in width. During a visit to the site in late November 2019 it was found that the track had not been widened in accordance with the previously approved plans and measurements provided by a neighbouring resident indicated that the track width was on average 4 metres. However, following discussions with the applicant works have been undertaken to widen the track by the required amount and the access track now accords with the previously approved details. 

5.5.3	The access track, now 4.5 metres wide, is sufficient for two cars to pass. Whilst it is likely that some reversing manoeuvres may be necessary, for example when there are LGV or HGV deliveries to the nearby chainsaw repair business, the County Highways Officer has raised no concerns and considers that the site can comfortably accommodate two off-street parking spaces to serve the proposed new dwelling.

5.6	Other Considerations

5.6.1	There are trees adjacent to the eastern boundary of the plot. The proposed dwelling could be accommodated within the site without encroaching with the root protection areas of these trees. Should consent be granted, permitted development rights could be removed by condition at reserved matters stage to ensure that there would be no building within the RPA of trees on adjacent land, to ensure that the amenity of adjacent residents are protected and to ensure that an acceptable private amenity space is retained for future occupants.

6	Conclusion

6.1	Policy DMG2 seeks to underpin the settlement hierarchy for the borough to ensure the delivery of sustainable development. Policy DMH3 seeks to protect the open countryside and designated landscape areas from sporadic or visually harmful development. The thrust of both policies is to deliver both sustainable patterns of development and to accord with the overarching Core Strategy vision. The overarching Core Strategy vision is as follows:

	The Ribble Valley will be an area with an exceptional environment and quality of life for all, sustained by vital and vibrant market towns and villages acting as thriving service centres, meeting the needs of residents, businesses and visitors. 

We will seek to create an area with unrivalled quality of place, respecting the unique natural, social and built heritage of the area. 

New development to meet the needs of the area for growth, services and quality of life will be managed to ensure the special characteristics of the area are preserved for future generations.

[bookmark: _Hlk30153507]6.2	Whilst the development conflicts with Policies DMG2 and DMH3 it is considered that the site is well-related to the settlement boundary of Barrow and would result in the creation of a more logical, definitive settlement boundary without any outward expansion. Furthermore, the development would not be viewed as sporadic or visually harmful and would accord with the overarching vision for the Borough. 

RECOMMENDATION: That the application be DEFERRED AND DELEGATED to the Director of Economic Development and Planning for approval subject to it being publicised in accordance with the requirements of article 15(3) of the Development Management Procedure Order and there being no new issues raised by any representations and subject to the following conditions:

1.	An application for approval of the reserved matters (namely the appearance, layout, scale and landscaping of the site) must be made to the Council before the expiration of three years from the date of this permission and the development hereby permitted must be begun not later than whichever is the later of the following dates.

(a)  The expiration of three years from the date of this permission; or

(b) The expiration of two years from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last such matter to be approved.

	REASON: This condition is required to be imposed by the provisions of Section 92 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2.	The development hereby permitted shall be limited to no more than 1 dwelling and shall be carried out in accordance with the following plans and documents:

	1305-PL01A Location Plan

	REASON: To define the permission and in the interests of the proper development of the site.

3.	The details in respect of the submission of any reserved matters shall be in substantial accordance with the submitted Sketch Scheme (Option E) (Ref: 1305-Sk05)

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

4.	The height of the dwelling proposed in any subsequent reserved matters application(s) pursuant to this consent shall not exceed one storey in height.

	REASON: To clarify the scope and nature of the consent and in the interests of the amenity of the area and the residential amenity of neighbouring occupants.

5.	The application for approval of reserved matters shall be accompanied by full details of existing and proposed ground levels and proposed building finished floor levels (all relative to ground levels adjoining the site), notwithstanding any such detail shown on previously submitted plan(s).  The development shall only be carried out in conformity with the approved details.

	REASON:  To protect the appearance of the locality and in the interests of the amenities of local residents. 

6.	Prior to commencement of any site works including delivery of building materials and excavations for foundations or services all trees identified to be retained in the Arboricultural Constraints Appraisal (Bowland Tree Consultancy, September 2019) shall be protected in accordance with the BS5837:2012 [Trees in Relation to Demolition, Design & Construction].

	The protection zone must cover the entire branch spread of the trees, [the area of the root soil environment from the trunk to the edge of the branch spread] and shall remain in place until all building work has been completed and all excess materials have been removed from site including soil/spoil and rubble.

	During the building works no excavations or changes in ground levels shall take place and no building materials/spoil/soil/rubble shall be stored or redistributed within the protection/exclusion zone, in addition no impermeable surfacing shall be constructed within the protection zone.

	No tree surgery or pruning shall be implemented without prior written consent, which will only be granted when the local authority is satisfied that it is necessary is in accordance with BS3998 for tree work and carried out by an approved arboricultural contractor.

	REASON: In order to ensure that any trees affected by development and considered to be of visual, historic or botanical value are afforded maximum physical protection from the potential adverse effects of development.

[bookmark: _Hlk30779937]7.	As part of any reserved matters application and prior to the commencement of any site works including delivery of building materials and excavations for foundations or services, details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes and artificial bat roosting sites shall have been submitted to, and approved in writing by the Local Planning Authority.

	Thereafter the approved provisions shall be implemented and made available for use prior to the occupation of the dwelling hereby approved.

	REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and protected species.

8.	Foul and surface water shall be drained on separate systems.

	REASON: To secure proper drainage and to manage the risk of flooding and pollution.

[bookmark: _Hlk30780393]9.	No development shall commence until a surface water drainage scheme has been submitted to and approved in writing by the Local Planning Authority. The drainage scheme must include:

(i) 	An investigation of the hierarchy of drainage options in the National Planning Practice Guidance (or any subsequent amendment thereof). This investigation shall include evidence of an assessment of ground conditions and the potential for infiltration of surface water;
(ii) 	A restricted rate of discharge of surface water agreed with the local planning authority (if it is agreed that infiltration is discounted by the investigations); and
(iii) A timetable for its implementation. 

	The approved scheme shall also be in accordance with the Non-Statutory Technical Standards for Sustainable Drainage Systems (March 2015) or any subsequent replacement national standards.

	The development hereby permitted shall be carried out only in accordance with the approved drainage scheme.

	REASON: To promote sustainable development, secure proper drainage and to manage the risk of flooding and pollution.

10.	No building or engineering operations within the site shall take place other than between 07:30 hours and 18:00 hours Monday to Friday and between 08:30 hours and 14:00 hours on Saturdays, and not at all on Sundays or Bank Holidays.

	REASON: In order to protect the amenities of existing residents and within the interests of highway safety.

11.	Either prior to commencement of the development hereby approved or as part of the first reserved matters application a Construction Method Statement shall be submitted to, and approved in writing by, the Local Planning Authority. The approved Statement shall be adhered to throughout the construction period. The Statement shall provide for:

i.	the parking of vehicles of site operatives and visitors;
ii.	loading and unloading of plant and materials within the confines of the site; 
iii.	storage of plant and materials used in constructing the development;
iv.	wheel washing facilities and/or road sweeping facilities (as appropriate); 
v.	measures to control the emission of dust and dirt during construction; 
vi.	the timing and routing of construction vehicles to and from the site;
vii.	contact details for the site manager.

	REASON: In order to avoid the possibility of the public highway being affected by the deposit of mud/or loose materials which could create a potential hazard to road users, in order to protect the amenity of the occupiers of the adjacent properties and the interests of highway safety the above information is required prior to the commencement of the development.


NOTE: The grant of planning permission does not entitle a developer to obstruct a right of way and any proposed stopping-up or diversion of a right of way should be the subject of an Order under the appropriate Act. Further details can be found by contacting PROWplanning@lancashire.gov.uk 
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