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	Date Inspected:
	23/2/22
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Demolition of detached storage building and erection of three single-storey dwellinghouses with private gardens and parking areas. Vehicular and pedestrian access works off Twin Brook Road and private access drive. Erection of a two-car carport serving barn conversion and associated external works. Resubmission of 3/2021/1202.

	Site Address/Location:
	Twinbrooks Barn Up Brooks Clitheroe BB7 2AG

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No representations received in respect of the application.

	CONSULTATIONS: 
	Additional Representations.

	Three letters of representation have been received raising the following concerns:

· Upbrooks Lane not suitable for heavy vehicles 
· Inadequate width of road to provide a passing place
· Existing waste collection/storage is not adequate to serve existing residents and the problem will be exacerbated
· Request that the development is well-screened from existing residents
· Noise from adjacent business activities will result in complaints


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DME1 – Protecting Trees & Woodland
Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/1202:
Demolition of detached storage building and erection of three single-storey dwellinghouses with private gardens and parking areas. Vehicular and pedestrian access works off Twin Brook Road and private access drive. Erection of a two-car carport serving barn conversion and associated external works.  (Withdrawn)

3/2017/0494:
Discharge of conditions 3 (materials) 4 (boundary treatment) 5 (landscaping scheme) 6 (conservation details) 10 (window frames) 16 (privacy screens) from planning permission 3/2016/0698.  (Approved)

3/2016/0698:
Conversion and extension of agricultural barn into a single dwelling house.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an area of residential curtilage associated with Twinbrooks Barn.  The area is largely typified by industrial employment uses with a small number of dwellings, arranged in a linear pattern, fronting Upbrooks, also being located to the south of the application site.  The site is bounded to the west by a large car-parking area with industrial units being located directly to the east of the application site.


	Proposed Development for which consent is sought:

The proposal seeks consent for the erection of three single-storey dwellinghouses and the erection of a two-car carport to serve the existing dwelling Twinbrooks Barn.  It is proposed that vehicular and pedestrian access to the new dwellings will be provided off twin Brook Road, with the current vehicular and pedestrian access to the existing dwelling being retained in its current configuration.  The proposal also involves the demolition of an existing detached part single, part two-storey detached stone-built storage building associated with the historic barn use of the existing dwelling.

The submitted details propose that two of the dwellings will be erected to the north of Twinbrooks Barn with the remaining dwelling being located directly to the west of the dwelling.  It is proposed that the curtilage of the existing dwelling and proposed dwelling to the west will be delineated by a stone-built wall with the northern shared boundary being delineated by hedgerow planting.

The dwellings are of a contemporary appearance, benefitting from low-profile roofs and being clad in a mixture of stone, zinc and natural timber.  Each of the dwellings benefits from a differing footprint and overall configuration with the overall architectural language remaining largely consistent.


	Principle of Development:

The application site is located within the defined settlement limits of Clitheroe (principal settlement), as such the principle of the development of the site for residential purposes, notwithstanding other development management considerations, is considered to be in broad alignment with the development strategy for the borough in terms of the locational aspirations for new housing growth within the borough, as embodied within Key Statement DS1 and Policy DMG2 of the Ribble Valley core Strategy.

The application site is also located on land that benefits from being designated as an ‘Existing Employment Area’ with Policy DMB1 being engaged for the purposes of assessing the application.  In respect of the site being allocated as an ‘Existing Employment Area’ Policy DMB1 states the following:

Proposals for the development, redevelopment or conversion of sites with employment generating potential in the plan area for alternative uses will be assessed with regard to the following criteria:

1. The provisions of Policy DMG1, and
2. The compatibility of the proposal with other plan policies of the LDF, and
3. The environmental benefits to be gained by the community, and
4. The economic and social impact caused by loss of employment opportunities to the borough, and
5. Any attempts that have been made to secure an alternative employment generating use for the site (must be supported by evidence (such as property agents details including periods of marketing and response) that the property/ business has been marketed for business use for a minimum period of six months or information that demonstrates to the council’s satisfaction that the current use is not viable for employment purposes.)

Taking account of the requirements of Policy DMB1, given the proposal would result in the loss of a site with ‘employment generating potential’ the applicant would normally be required to provide evidence that the site has been marketed unsuccessfully for a period of six months.  

However, the site in question currently falls within residential curtilage, as such it is considered that the site has been designated as an ‘Existing Employment Area’ in error.  As such the applicant, in this case, is released from the requirements of Policy DMB1 in this respect and is not required to provide marketing evidence.


	Impact Upon Residential Amenity:

The proposal would result in a cramped form of development that fails to provide future residents with an acceptable level of usable private amenity space.  Furthermore, the cramped nature of the development and its proximity to Lincoln Way/Twinbrook Road is likely to give rise to significantly compromised levels of residential amenity by virtue of the frequency and nature of vehicular traffic that frequents the adjacent highway associated with nearby commercial development.

As such it is considered that the proposal is contrary to the aims and objectives of Policy DMG1 in that future residents of the development are likely to be subject to a compromised level of private residential amenity.


	Visual Amenity/External Appearance:

Policy DMG1 requires that all development ‘be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials’ further stating that development should ‘consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities’.

In this respect, when taking account of the form of development proposed, notwithstanding the existence of Twinbrooks Barn, it is clear that the introduction of further residential development in this location, particularly fronting Lincoln Way/Twinbrook Road, will appear overtly incongruous and discordant when taking account of the immediately adjacent forms of development to the north, east and west.  

The proposal will also result in the introduction of residential built-form that will be read in context with adjacent commercial development upon approach along Lincoln Way appearing as a significant anomalous introduction into the area.  Further to these matters, the proposed layout will result in an overtly cramped form of development that would further exacerbate the incongruous appearance of the development.


	Landscape/Ecology:

Given the application proposes the demolition of an existing building, the application has been accompanied by a bat survey.  The survey concludes that there is no evidence that the building has been or is currently being used by bats for the purposes of roosting.  As such no mitigation is required to offset impacts of the development in this respect.  However, the applicant has submitted details of ‘biodiversity enhancements’ for the site which includes the provision of three bat-boxes and three House Martin nesting boxes, all of which will be building-mounted.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	That outline planning consent be refused for the following reason(s)

	
01
	
The proposal is considered contrary to Policy DMG1 of the Ribble Valley Core Strategy insofar that approval of the proposal would result in the introduction of a form of development that would appear anomalous, discordant and incongruous when taking account of the character of the surrounding area.  It is further considered that the proposal would result in a constricted and cramped form of development that fails to respond positively to the inherent pattern of development within the locality, being of detriment to the character and visual amenities of the area.
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The proposal is considered contrary to Policy DMG1 of the Ribble Valley Core Strategy insofar that approval of the proposal would result in a poor sub-standard level of residential amenity for future occupiers by virtue of close-proximity interface distances with Twinbrooks Barn, the lack of adequate usable private amenity space, the cramped form of development and proximity to Lincoln Way/Twinbrook Road which accommodates a high frequency of vehicular traffic of a commercial nature.
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