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	Application Ref:
	3/2019/1031
	[image: ]

	Date Inspected:
	16/12/2019
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

		

	Development Description:
	Proposed two-storey dwelling house with integral garage, parking and drive access.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection has been received and raises concerns relating to screening of noise from Whalley Road to Read Hall Cottages, the removal of trees at the site which affect visual aspect, loss of birdlife, loss of outlook and privacy. The objection letter also refers to deterioration of the road condition and gradient of the sloped access.

One further letter has been received which raises no objection to the development but highlights concerns relating to landscaping and privacy screening, scale and mass of the proposed dwelling and width of the site access.

	








	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to planning conditions.

	

	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 H1 – Housing Provision
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME1 – Protecting Trees and Woodland
Policy DME3 – Site and Species Protection and Conservation

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:
3/2013/0513 - Proposed erection of 2no. detached dwellings. Approved

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

3/2016/0615 - Discharge of conditions 3 (Materials), 4 (Tree Protection), 5 (Landscaping), 9 (Construction Method Statement) of planning permission 3/2013/0513.

3/2017/0115 - Alterations to roof design of dwelling approved under planning permission 3/2013/0513 and erection of garage. Approved.


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the erection of a detached dwelling at Hammond Drive, Read. The application site and adjacent land already benefits from extant consent for the erection of two dwellings as permitted under application 3/2013/0513. All pre-commencement conditions imposed on planning permission 3/2013/0513 were successfully discharged prior to a commencement of development. The extant planning consent is an important material consideration in the determination of this application.

This application relates to Plot 1 of the previously approved development. The proposed dwelling is located in the same position within the site and the footprint of the building is similar to that already granted. The most notable additions are the double garage which would project from the north-west elevation of the property and would measure 4.5m x 5.9m with a height of approximately 4 metres, the addition of a roof overhang over the rear balcony and increased width of the upper ground floor rear gable projection.

The fundamental design and appearance of the property remains the same although there are some changes to fenestration and roof design and the mass of the dwelling has been increased. The access drive from Hammond Drive into the site remains similar to that already approved although there will be a requirement to ensure that the loss of any additional trees is minimised.


	Observations/Consideration of Matters Raised/Conclusion:
The application site lies outside of the settlement boundary of Read and is in the open countryside where new residential development is generally restricted aside from a number of exceptions which are outlined in Core Strategy Policy DMH3. The provision of a new open market dwelling in this location is not supported by the housing policies contained within the Development Plan. However, planning permission was granted for residential development comprising two dwellings in October 2013 when the policy position allowed for the residential development of the land. Thus, given there is an extant permission and that work has already commenced there is a legitimate fall-back position which attracts significant weight in the decision-making process. Therefore, it would be unreasonable to refuse the application on the grounds of principle.

Thus, the main considerations in the determination of this application are the appearance and design of the development, effect on residential amenity, impact on trees and highway safety. In considering all of the above, the already approved development must be borne in mind as a fall-back.

Design and Appearance
In terms of the buildings design, it would be faced predominantly with natural coursed stone, with elements of horizontal timber cladding and render on the side and rear elevations. Window frames are proposed to be grey coated aluminium units and the roof would be faced with zinc. The proposed materials and size and proportion of windows openings contribute to the building’s appearance as a contemporary new dwelling.

The dwellings along the south side of Hammond Drive are large, detached units. There is no uniformity of design with each unit displaying a range of materials. It is noted that the recently built dwelling to the east of the application site adopts a similar design approach and it is considered that the proposals would not result in any visual harm to the appearance of the surrounding area.

It is noted that the proposed dwelling would have a lower ground floor level approximately 4 metres higher than the adjacent property to the east. This is partly due to the position of the adjacent property which is located further to the rear (south) of the site where land levels fall and the original ground levels across the site. It is not considered that the difference in levels results in any fundamental concerns about the visual appearance of the development.

Effect on residential amenity
Consideration must be given to the impact on adjacent residential properties. The neighbours to the north of Hammond Drive (Read Hall Cottages) face the application site. The ground level immediately adjacent to this pair of semi-detached dwellings is approximately 2 metres above the upper ground floor level of the proposed dwelling. The height of the proposed dwelling is 4.6 metres at its highest point and there would be a distance of around 24 metres to the principal elevation of Read Hall Cottages. It is considered that there would be no negative impact on the residential amenity of the occupants of Read Hall Cottages and, whilst I note objections of the occupants relating to increased traffic noise from Whalley Road, the intervening distance of over 400 metres means this would have no adverse impact.

The residential plot to the east (in separate ownership) is reaching a stage of substantial completion. There would be a distance of approximately 12 metres between the side elevations of the adjacent properties. There are two windows on the lower ground floor of this neighbouring property facing the application site serving a bedroom and en-suite and there are facing lower ground floor bedroom windows on the proposed dwelling. The landscaping plan submitted with the application indicates screen planting and the erection of a timber fence. It is considered that a 1.8-metre-high close boarded timber fence would provide appropriate screening to ensure appropriate levels of privacy for future occupants. In addition, the upper floor balcony of the proposed dwelling would provide elevated views of the side elevation of the adjacent property and subsequently the applicant has agreed to enclose the sides of the balcony with stone walls.

Plot 2, in the same ownership as the application site, is to the west. It is proposed to erect 1.8-metre-high fencing along the shared boundary and this would screen any views between facing windows at ground floor. The only windows on the east-facing elevation of Plot 2 are non-habitable and therefore there would be no undue impact on privacy.

Impact on trees and ecology
The previously consented development has already commenced. The proposed alterations to the house design would have no greater impact on trees or ecology that the already approved development. It is therefore considered appropriate to require the development to be completed in accordance with the previously agreed Arboricultural Method Statement. A revised landscaping plan has also been submitted and includes a scheme of trees and shrub planting.

Highway Safety
The County Surveyor has raised no objection to the proposals. The access drive into the site has been widened to 5.5 metres to allow two family cars to pass simultaneously. It is noted that there is no facility to allow vehicles to turn along Hammond Drive and therefore the widening of the access was considered to be an important improvement when compared with the previously approved scheme. The layout provides a turning facility within the site and there is sufficient space provided for the parking of up to three vehicles for each dwellinghouse.

It is noted that the owner of the adjacent site, on which a new dwellinghouse is reaching substantial completion, has raised concerns regarding the camber and gradient of the vehicular access into the site over which he has a right of access. The general access arrangement has not fundamentally changed when compared with that previously approved and whilst an alternative access has been suggested by the adjacent landowner which would involve the creation of a new entrance from Hammond Drive to serve plots 1 and 2, the land is in the control of the applicant.

Conclusion
Taking all of the above into account it is recommended that the application be approved with conditions.

	RECOMMENDATION:
	That planning consent be approved
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