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	28/1/2022
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	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Demolition of existing house and erection of a replacement dwelling with associated external works.

	Site Address/Location:
	36 Painter Wood Whalley Old Road Billington BB7 9JD

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions (implementation of access arrangements; visibility splay free of obstruction; implementation and retention of parking and turning facilities).

LLFA:
No comment as LLFA Flood Risk Standing Advice should have been applied and it is not listed in the ‘When to consult the LLFA’ document or in the Development Management Procedure Order 2015.

United Utilities:
Request additional information (levels and indicative foul and surface water drainage strategy). Drainage conditions (surface water; foul water) suggested otherwise. Notes re: water and wastewater services and UU property/assets/infrastructure. 

(16/3/2022) Re-consultation following receipt of further information – no comments received.


	CONSULTATIONS: 
	Additional Representations.

	Two letters of objection received:

Design – industrial.
Out of context for area.
Overbearing.
Loss of privacy.2 windows in en-suite not shown on elevation drawing. Terrace on top of ground floor level.
Overshadowing.
Harm to openness of Green Belt across rear gardens of neighbours towards the common. Large increase in footprint and volume.
No details on drainage – exasperate flooding.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
   	
Key Statement DS1 – Development Strategy 
Key Statement EN1 – Green Belt
Policy DMG1– General Considerations
Policy DMG2 – Strategic Considerations
Policy DME2 - Landscape and Townscape Protection
Policy DMI2: Transport Considerations
Policy DMG3: Transport and Mobility

            
NPPF
NPPG


	Relevant Planning History:
6/9/785 – Proposed detached bungalow. PP granted 10/12/1956.

6/9/904 – Proposed stable, hen cabin and greenhouse. PP granted 6/1/1958.

6/9/2216 – Proposed single storey extension. PP granted 1/3/1966.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
36 Painter Wood is a prominent hillside location within the Green Belt and to the south of the Billington  
settlement boundary (formed by the Whalley Old Road). The existing building is modernist in design (sited 
for commanding views over the Calder valley) and forms part of a row of similar residential properties 
(some now replaced but adhering to similar design principles). These properties appear to follow a historic 
‘building line’ to the front and rear.

There is a store/shed within the rear garden. There is a large conifer tree prominent from the roadside at 
the boundary with 34 Painter Wood.


	Proposed Development for which consent is sought:
Planning permission is sought for a replacement dwelling of increased height and depth (the latter c. x3 existing).

The modernist design theme is retained (including flat roofs and large expanses of glazing). Materials are render, stone and timber panel (walls), paving to terrace and green roof (roof), aluminium with timber louvres (windows), timber (doors), front boundary stone walling and cobblestone access and hard standing.

The proposals include a ground floor terrace to the front – it is not clear from the plans whether this continues around to the north-east elevation. Two windows are shown to an en-suite at ground floor – the agent has confirmed (28/2/2022) that the windows are behind a wall.



	Land use:

The principle of residential use has been established by and relates to the existing building. However, the replacement building is significantly larger (footprint and height) and more prominent in the landscape (including views from Whalley Old Road) which does not safeguard the openness (NPPG identifies that “openness is capable of having both spatial and visual aspects – in other words, the visual impact of the proposal may be relevant, as could its volume”) of the Green Belt at a sensitive elevated hillside location immediately adjacent the Green Belt boundary and the Billington settlement boundary and within ‘ribbon development’ along Whalley Old Road. 

New development is usually considered inappropriate in Green Belt except in certain limited circumstances which are listed at para 149 of the NPPF. One of these exceptions is “the replacement of a building, provided the new building is in the same use and not materially larger than the one it replaces.”

The proposals are also contrary to Core Strategy Key Statement EN1: Green Belt which identifies that “The overall extent of the green belt will be maintained to safeguard the surrounding countryside from inappropriate encroachment. The development of new buildings will be limited to … other uses of land which preserve the openness of the green belt and which do not conflict with the purposes of the designation”. In addition, lower case text identifies “It is important that the Green Belt is maintained in Ribble Valley to help preserve the character of the area”. Trees, hedgerows, aspect and elevation ensure this is an important and pleasant area of Green Belt between Billington/Whalley and Blackburn. 

Key Statement DS1: Development Strategy also confirms that “the Council will have regard to the … Green Belt and similar designations when establishing the scale, extent and form of development to be allocated under this strategy”. The proposals do not have ‘regeneration benefits’ and the strongly defined linear boundary of Whalley Old Road does not present opportunities for consolidation and expansion or rounding-off of the built up area.

Policy DMG2: Strategic Considerations identifies that development should be in accordance with the Core Strategy Development Strategy and should support the spatial vision. The site is outside the Tier 1 village and the strongly defined linear boundary of Whalley Old Road does not present opportunities for consolidation and expansion or rounding-off of the built up area.

Policy DMG1: General Considerations: Design also requires all development to “be sympathetic to existing and proposed land uses in terms of its size, intensity and nature”.


	Residential Amenity:
The case officer’s initial concerns as to overbearing and overshadowing impacts to 34 Painter Wood have not been assuaged (a south-east elevation plan to show both properties in context was requested but not received).

There is a significant distance between habitable room windows at 34 Painter Wood and the proposed (elevated) side wall at 36 Painter Wood. However, site inspection and the information submitted suggests that overbearing and overshadowing (the proposal is to the south-east of 34 Painter Wood) impacts will be significant and harmful to residential amenity.  

Policy DMG1: General Considerations: Design requires all development to be sympathetic to existing and proposed land uses in terms of its size, intensity, nature, scale and massing and for consideration to the relationship between buildings, which is of major importance, with particular emphasis to the effects of development on existing amenities.

Policy DMH5: Residential and Curtilage Extensions is not directly relevant but identifies “Proposals to extend or alter existing residential properties must accord with Policy DMG1 and any relevant designations within which the site is located”.


	Ecology/Trees:
The submitted bat statement identifies that the building is considered to be of negligible potential for roosting bats.

RVBC Countryside advise that trees are not a material consideration.

	Highways:
LCC Highways comments suggest an acceptable development subject to conditions.

	Observations/Consideration of Matters Raised/Conclusion:
In consideration to Core Strategy Key Statement EN1 and Policy DMG1 and DMH5, the proposals are harmful to the Green Belt and residential amenity.

	RECOMMENDATION:
	That planning permission be refused for the following reasons:

The proposal is unduly prominent because of its scale, extent and location and harmful to the openness of the Green Belt. This is contrary to Key Statement EN1 and Policy DMG1 of the Ribble Valley Core Strategy.

The proposal is harmful to the residential amenities of 34 Painter Wood because of the replacement dwelling’s significant overshadowing and overbearing impacts. This is contrary to Policy DMG1 of the Ribble Valley Core Strategy.
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