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DEFERRED AND DELEGATED

DATE:			6 February 2020	
REF:			AB
CHECKED BY: 	NH

APPLICATION REF: 	3/2019/0927

GRID REF: SD 366324 431248

DEVELOPMENT DESCRIPTION:

APPLICATION FOR OUTLINE CONSENT FOR ONE NEW DWELLING AT LAND BETWEEN 34 AND 40 GEORGE LANE, READ BB12 7RH
[image: ]

CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:

Read Parish Council has no objection.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

No objection subject to conditions.

ADDITIONAL REPRESENTATIONS:

Fifteen (15) letters of objection have been received in relation to the application and raise the following concerns:

· The site is one of a few public views across Hammond Ground, a fine landscape parkland within the historic curtilage of Read Hall.
· The application site gives a semi-rural feel to George Lane.
· HED DPD was formally adopted on 15 October 2019 and this application represents an incursion over the boundary line for the settlement of Read.
· The development only adds one more to the five-year supply.
· This will be an ‘executive’ house.
· Highway safety – dwelling would be located on a blind bend.
· Trees are established and there is a fear they may be compromised.
· Impact on bats which use the trees for roosting.
· The loss of another green space in the village.
· Area has been subject to building noise for the last 5 years.
· In order to protect the mature trees along the western boundary the boundary should be changed to run diagonally from the corner of plot 40 to the corner of plot 34.
· 34 George Lane is not shown correctly on the location plan. It is shown as a smaller dwelling prior to extensive renovations.
· Plot extends beyond the normal garden length and chooses to align itself with plots at the northern edge of the field, instead of correctly the eastern fringe of the field. As such it juts out some distance into Hammond Ground.
· Proposed development would overlook the living room and bedroom window of 34 George Lane.
· Development would be contrary to policies DMG2 and DMH3 of the Core Strategy.
· Comparison with planning permission 3/2013/0271 is mistaken.
· The hedgerow has been purposely left to grow to try and screen views into Hammond Ground.
· United Utilities pipeline cross the site.
· Insufficient natural screening of the site.
· Devaluation of property.

1.	Site Description and Surrounding Area

1.1	This application seeks consent for the erection of a detached dwelling between 34 and 40 George Lane, Read. The application seeks outline consent with all matters reserved except for access. The site is located on the west side of George Lane and forms an area of pastureland bound to the north and south by residential development. The site adjoins George Lane to the east. Directly to the west of the site is Hammond Ground which has a close association with Read Park, the parkland landscape that forms the setting to the Grade II* listed Read Hall.

2.	Proposed Development for which consent is sought

2.1	The application seeks permission for a single detached two storey dwelling to infill a gap within the George Lane street scene. Although scale and appearance are reserved at this stage the submitted information states that the proposed dwelling would be sympathetic to the surrounding area in terms of its design, scale and appearance.

3.	Relevant Planning History

	No recent site history.

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

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	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 adjoining the Tier 1 Village of Read. 

5.2.2	Key Statement DS1 identifies the settlement of Read 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.’

5.2.3	The proposal site lies immediately adjacent to the settlement boundary of the village of Read 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.

5.2.4	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.

5.2.5	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.

5.2.6	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.

5.2.7	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. 

5.2.8	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	Residual Housing Requirements

5.3.1	Table 4.12 of the Core Strategy identifies residual housing requirements for Principal and Tier 1 Villages in order to achieve the overall housing requirement for the Borough over the plan period. The residual requirements contained in table 4.12 represent a minimum and the intention of table 4.12 is to provide a broad direction for housing growth in the borough to achieve a sustainable pattern of development. 

5.3.2	The housing completions and commitments in the settlement of Read have been assessed in the applicant’s Planning, Design and Access Statement. Taking account of the latest Housing Land Availability Schedule (HLAS) (October 2018) the supporting information considers that the 45-dwelling requirement for Read set out in table 4.12 has not been met and there is a shortfall of two dwellings. The applicant also identifies that outline planning consent for 15 dwellings at Worthalls Farm, which was included within October 2018 HLAS, lapsed on 9 September 2019. As such, it is the applicant’s view that there is sufficient outstanding housing need in the settlement of Read and that the proposed development of one new dwelling would make a useful contribution.

5.3.3	However, as part of the work undertaken in respect of the Housing and Economic Development (HED) DPD, which has been subject to formal examination by a Planning Inspector, additional suitable housing land has been identified within the Borough. This includes the land at Haughs Head, Whins Lane, Read for residential development of up to 20 dwellings. Considering the residual requirement in Read which includes the shortfall of two dwellings in the October 2018 HLAS plus fifteen dwellings as a result of the expiration of the outline consent at Worthalls Farm (3/2015/0495), the land at Haughs Head, Whins Lane would more than satisfy the residual housing need for the settlement. Therefore, it is not considered that the proposed development could be supported on the basis that there is an outstanding residual housing need for Read.
	
5.4	Design and visual appearance

5.4.1	Having regard to the visual impact of the proposals, the development plot is located between two existing residential properties and is a logical infill plot. Dependant on the design, size and scale of the proposed development, it is considered that the erection of a new dwelling in this location would not result in any adverse visual harm to the George Lane street scene subject to the use of materials that are sympathetic to the character and appearance of the immediate area.

5.4.2	It is noted that objectors have referred to the site’s location and consider it part of Hammond Ground which was identified as falling within Read Park, the parkland landscape for the Grade II* Listed Read Hall during consideration of an appeal case for the erection of 50 dwellings on Hammond Ground in 2018. However, 1845 OS Maps show that the application site formed a distinct parcel of land that was separated from Hammond Ground by a bank of trees. This tree line and boundary fencing is also visible on 1940s and 1960s aerial photographs. Therefore, it is considered that the application site does not form part of the historic parkland setting of Read Hall. 

5.4.3	The land on which the ribbon of housing along the western side of George Lane to the south of the application site is sited was formerly the easternmost section of Hammond Ground as shown on 1845 OS historic mapping. During the early to mid-20th Century these residential properties on the west side of George Lane were built. 

5.4.4	More recently two new dwellings were granted consent on land to the north of the application site under planning permission 3/2013/0271P and have since been built. This has resulted in residential development on the west side of George Lane for its entire length with the rear gardens of the homes bounding Hammond Ground. 

5.4.5	The application site is the last remaining gap in this ribbon of development through which views across Hammond Ground can be gained from George Lane. It is acknowledged that Hammond Ground is an attractive area of countryside and that public views through the site would be partially lost but the character of Hammond Ground is derived from its open parkland appearance and character, and due to its elevated position above the Calder Valley, there are expansive views across the site to the wider landscape particularly from the south. 

5.4.6	The proposed new dwelling would be viewed within the context of existing built form along George Lane, would not extend beyond the already defined eastern settlement boundary of Read and would not represent sporadic or visually harmful development. Whilst the development would reduce the views from George Lane to Hammond Ground it is not considered that the harm would be so great to warrant refusal.

5.4.7	Additionally the erection of a dwelling on this plot with ‘complete’ the ribbon of development along George Lane enabling a continuous definitive boundary between the dwellings on George Lane and Hammond Ground ensuring the protection of this landscape for future generations. 

5.5	Highways and Pedestrian Safety

5.5.1	Having regard to highway safety, the County Surveyor has raised no concerns relating to the indicative layout and he is satisfied that an appropriate site access and on-site parking can be provided. It is noted that there is no pedestrian footway to the point along George Lane at which the proposed dwelling would be located and future occupants of the dwelling would be required to walk in the carriageway for a distance of around 100 metres until footpath provision along George Lane towards the service centre of the village commences. Key Statement DMI2 states that new development should incorporate good access by foot and cycle.

5.5.2	It is noted that the two new dwellings approved and built on land to the north of the application site do not have direct footway access and the residents of those dwellings would be required to travel further without a footway than future residents of the proposed dwelling. The lack of footway provision for the two dwellings to the north was not identified as an issue during the determination of the planning application.

5.5.3	The walking distance from the application site to the junction between George Lane and Whalley Road, the main route through the village, is approximately 380 metres and considering the distance alone the site is thought to be sustainability located in relation to services and facilities. However, attention must be given to the lack of a dedicated pedestrian access for at least part of the journey to the centre of Read and whether this would substantially discourage future occupants from making the journey on foot.

5.5.4	George Lane is an unclassified road with a 30mph speed limit. There is street lighting for its full length and there is no record of collisions or accidents. During the officers site visits it was noticeable that there was a considerable number of walkers and dog walkers in the immediate area all travelling in the carriageway and that George Lane was lightly trafficked. 

5.5.5	The County Surveyor has raised no objection to the proposals on the basis of pedestrian safety or accessibility grounds. Whether the specific circumstances of this case would adversely affect the desirability or eliminate the ability for future occupants to use sustainable transport modes such as walking or cycling is a matter of professional judgement. It is considered that the surrounding environment is not such that it would considerably discourage future occupants from travelling to facilities within the village centre on foot. Despite the lack of a dedicated footway along a short section of George Lane the road is a minor carriageway which is lightly trafficked and well-lit and the application is for a single dwellinghouse which would generate a limited number of journeys. 

5.6	Other Considerations

5.6.1	Regarding the potential impact on the residential amenity of neighbouring occupants, the proposed development plot is generous in size and there would be sufficient space within the site to provide for acceptable separation distances between dwellings to the north, south and east.

5.6.2	An Ecological Assessment has been submitted. A cluster of relatively mature trees lie north-west of the site. A mature oak (T2) has been assessed as having moderate potential for roosting bats although the Bat Survey Report confirms that emergence surveys undertaken in September 2019 found no bats emerging from the potential roost feature of the tree. Bat activity, both commuting and foraging were recorded. The trees and hedges adjacent the site are likely to be used by nesting birds.

5.6.3	In the event that outline planning permission is granted matters such as landscaping, ecological enhancement and appropriate lighting can be dealt with at reserved matters stage incorporate areas of soft landscaping and a sensitive lighting scheme.
5.6.4	The Arboricultural Impact Assessment submitted with the application demonstrates that a single dwelling could be comfortably accommodated within the site without any adverse impact to existing trees. The existing trees within and on the edge of the application site would be protected during the construction stage. The development would require the removal of approximately 12 metres of the boundary hedge to provide the site access and pre-clearance check would be required prior to the removal of any hedgerow to confirm the absence of nesting birds if removal is to take place within the nesting season.

5.6.5	The applicant is aware that a water main crosses the site and the submitted plans demonstrate that a dwelling could be accommodated on site whilst retaining unrestricted access.

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.

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 Read and would represent an infill plot resulting in the creation of a more logical, definitive boundary with Hammond Ground without any significant outward expansion of the settlement.

6.3	Whilst the erection of a new dwelling will cause harm to the countryside by virtue of the creation of new built development on a currently undeveloped site, the development would not be viewed as sporadic or visually harmful and appropriately worded conditions could ensure that an appropriate, definitive boundary is created to distinguish the residential development along George Lane from the landscape of Hammond Ground. This will seek to assist in protecting the special characteristics of Hammond Ground for future generations in accordance 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. Application for approval of reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development 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 details in respect of the submission of any reserved matters shall be in substantial accordance with the Planning, Design and Access Statement (19-054) and the following approved drawings:

1103-05 A - Location Plan (received 15/01/2020)
1103-02 B – Site Layout Plan (received 15/01/2020)

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

3. Detailed plans indicating the design and external appearance of the buildings, landscape and boundary treatment, parking and manoeuvring arrangements of vehicles, including a contoured site plan showing existing features, the proposed slab floor level and road level (called the reserved matters) shall be submitted to and approved by the Local Planning Authority before development commences. The development shall be carried out in accordance with the approved details.

REASON: In order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline planning permission.

4. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 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. 

The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of George Lane to points measured 45m in each direction along the nearer edge of the carriageway of George Lane, from the centre line of the access, and shall be completed prior to first occupation of the development at footway/verge level in accordance with a scheme to be first agreed in writing by the Local Planning Authority and retained thereafter in perpetuity.

REASON: To ensure adequate visibility at the street junction or site access. 

5. 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 Impact Assessment (Bowland Tree Consultancy, December 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.

6. The development shall be carried out in strict accordance with the recommendations of the Ecological Assessment (Penny Anderson Associates, August 2019) and Bat Survey Report (September 2019) that were submitted with the application. 

If development has not commenced within two years from the date of this permission then the value of the site for bats should be reassessed and the findings of the survey and any additional mitigation measures proposed shall be submitted to and approved in writing by the Local Planning Authority. Thereafter the development shall be carried out in accordance with the approved details.

REASON: To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed or harmed.

7. No development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes / artificial bat roosting sites have been submitted to, and approved in writing by the Local Planning Authority. The agreed provisions shall be installed prior to first occupation of the development and be retained at all times thereafter.

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.

NOTE: The applicant's attention is drawn to the consultation response received from United Utilities. There is a water main (with easement) crossing the development site and unrestricted access is required for operating and maintaining it. It is recommended that the applicant contacts United Utilities Property Services team to discuss how the proposals may interact with the easement.
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