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	DELEGATED ITEM FILE REPORT: 
	Refusal

	


	Development Description:
	Proposed new build detached dwelling with associated double garage and new site access.

	Site Address/Location:
	Bankfield, 43 Whinney Lane Langho BB6 8DQ

	


	CONSULTATIONS: 
	

	LCC Highways:

The LHA does not consider that the application as submitted fully assesses the highway impact of the proposed development and further information is required  to enable advice from LHA.

The proposed dwelling will use a new proposed access off York Lane which is a C classified road subject to a 30mph speed limit. The submitted site plan shows the access width complies with the guidance to serve a single dwelling.

The gate at the access will need to be setback a distance of 5m to comply with guidance.

LHA have reviewed the visibility splays which show splays of 2.4m x 30m in both directions, however, the site requires splays of 2.4m x 43m and these should be shown on a revised plan.

The site can accommodate car parking spaces for a 4+ bed dwelling.
Comments on the amended scheme are awaited.

Parish/Town Council:
Object: The applicant asserts that while this is partly Greenbelt they argue infill – as the parish council see this it is urban sprawl as it clearly extends the building line into Greenbelt.
York Lane is very narrow at the access point with a bend to the south and very dangerous and blind junction a few yards to the north.  The entrance to the proposed site does not benefit from a footpath on that side of the road and hedges screen vision to the north and south.  The splay shown on the applicants drawings is grossly insufficient.

The applicant illustrates views of the property in “Location and Visual Impact” in their Design Statement.  Views are artist’s impressions of views from York Lane, not modified photographs (road widths are exaggerated and shadows wrong – unless the sun was shining from the north that day!) The road width is insufficient for an additional entrance at this location.
The design statement admits that the sire is in the Green Belt and there is no possible justification given for such a building on grounds of agricultural, forestry or exceptional justification need.  The building would also be highly visible to the East across a substantial amount of open space.  The alleged “infill” space is several hundred yards long from the double garage opposite 43 Whinney Lane all the way up to the next group of houses in York village and contains nice hedges and trees much of the way.

The footpath is adjacent to a brook.  I did not see any drainage particulars on the application to protect the stream against surface flooding – possibly onto Whinney Lane further down.
The lower access is close to the junction of Whinney Lane and York Lane and we know too much traffic travels too fast on Whinney Lane already.  The higher access will be dangerous onto a narrower part of York Lane, which is still a minor rat-run and the vision splays are way too short for the actual speeds here; if you did make the splays wide enough you would need to demolish a stretch of decent stone wall that enhances the street scene at that point.

The DAS states that the 2 acre parcel of land the applicant wants to develop this property on half an acre of is indeed green belt land which in itself should be enough to refuse the development.
 

	

	CONSULTATIONS: 
	Additional Representations.

	Public comments:
	

	Four representations have been received raising the following concerns:
· Many residents have concerns over the proposed plans as we feel that they do not tie in with the area;
· A project of this size is bound to result in a loss of privacy to many nearby dwellings.  The Langho area is synonymous with peace, tranquillity and privacy, however, this property seems to overlook nearby dwellings and can be disturbing to the affected residents;

· As well as the unencumbered views that many residents have enjoyed for many years will be affected for residents, walkers and visitors to the area;
· The design does not seek to be in keeping with the history and heritage of Langho being of a completely different architectural design to the nearby properties and creates a mismatch in the locality which has been uninterrupted for years;

· A major concern is the effect to the roads with the creation of new entrance as well as introduction of building works and construction for the foreseeable future.  Residents have been complaining for numerous changes due to the danger of the roads and increased usage.  The proposed development will undo this with an increase in vehicles, people and pollution.  Many residents use this area for dog walking and general exercise.
· There is beautiful wildlife present in the area with deer, birds and animals roaming peacefully;

· This development has seemingly been introduced without any discussion or consultation with affected residents this causes concerns and would hope it can be put on hold and reviewed further before agreed;
· The potential noise pollution would impact on family life;
· Strongly urge this proposal is refused;

· The proposed York Lane entrance splay will result in the loss of much of the hedgerow;

· Development of this size is very large and incongruous with surrounding properties and the area; and

· The road and several properties suffer heavy flooding in winter and the run off/culverts are not sufficient as it is.  Removing vegetation and increasing hard surfacing may impact and cause more issues.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN1 – Green Belt

Key Statement EN2 – Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape & Townscape Protection

Policy DMH5 – Residential & Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:
None.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site lies outside of the settlement of Langho which lies to the immediate western side of Whinney Lane.  The immediate neighbouring properties to the north Bankfield and Higher Woodcocks also lie out of the settlement which is over 200m to the north.   The western side of Whinney Lane is more developed albeit with detached properties.
The site area is 0.5ha and slopes from North to South.  There are protected trees within the site covered by TPO No. 2 1989.


	Proposed Development for which consent is sought:

This application seeks consent to erect a single large, detached, four level 5 bed dwellinghouse with submerged underground garage with two wing design with modern glazed elements using traditional materials and design.  The DAS states that the house has been designed in a rural inspired contemporary style with the overall form fairly traditional with some modern twist and exaggerated dormer features and angled cheek walls. 


	Impact on Highway Network:
The proposed dwelling will use an existing access off York Lane which is a C classified road subject to a 30mph speed limit. The submitted site plan shows the access width complies with the guidance to serve a single dwelling.

The gate at the access would need to be setback a distance of 5m to comply with guidance.

The site can accommodate sufficient car parking spaces.



	Impact upon Green Belt:

Key Statement EN1 relates solely to development within the defined Green Belt it states ‘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 the purposes of agriculture, forestry, essential outdoor sport and recreation, cemeteries and for other uses of land which preserve the openness of the green belt and which do not conflict with the purposes of the designation’. 
The National Planning Policy Framework Section 13 sets out the fundamental aim of Green Belt policy including the five purposes and how Green Belt should be protected. This includes assessing proposals which affect the Green Belt and its openness.
Inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. Local Planning Authorities should ensure than substantial weight is given to any harm to the Green Belt.
Para 149 sets out the exceptions for buildings within the Green Belt which include (amongst other things):

e) limited infilling in villages:
It is on this basis that this application has been submitted.
The site lies outside of any settlement boundary within open countryside and whilst there is development beyond this is more sustained along the western side boundary of Whinney Lane which was developed prior to 1960’s whereas the eastern side is more sporadic with a few larger older properties dating back prior to the 1940’s which are doted about the landscape which is characterised by wooded areas and open fields.
It is not considered that this proposal would result in limit infilling within a village and therefore the principle of development is this location is not accepted.

This proposal would, therefore, result in an unacceptable impact on the openness of the Green Belt as the development is of a scale whereby it would result in an unacceptable encroachment into the green belt and therefore the proposal must be considered as harmful in terms of impact on the openness of the green belt.
The proposal would therefore not accord with Key Statement EN1 of the Ribble Valley Core Strategy and para 149 e) of the NPPF.
The agent has also stated that the proposal should be considered as a Para 80 dwelling in that it would be of exceptional quality that:
· Is truly outstanding, reflecting highest standards in architecture, and would help raise the standard of design more generally in rural areas; and
· Would significantly enhance its immediate setting, and be sensitive to the defining characterises of the local area.

It is the LPA’s view that as the site is not isolated, by virtue of the above siting, then Para 80 of the NPPF is not engaged.



	Impact Upon Residential Amenity:

The nearest residential properties are Bankfield to the North approximately 29m away from the site boundary and York Cliff to the South approximately 24m away from the site boundary.
There are properties to the east which are all over 25m away.

It is therefore considered that there is sufficient distance between the proposed development and the aforementioned dwellinghouse and such there will be no adverse impact on residential amenity.



	Visual Amenity/External Appearance:

In terms of its design, the proposed development would result in a large, dominant dwellinghouse on open land outside of the settlement.  It would not relate well to other dwellings in the vicinity and would introduce a modern, glazed structure out of keeping with the more traditional 1940’s dwellings which characterise this area of open countryside.
It is therefore considered that the design and appearance of the proposal would be out of keeping with the character of the existing built form and would therefore result in undue harm to the appearance of the surrounding area contrary to Policies EMG1 and DMH3 of the Ribble Valley Core Strategy.


	Other Matters:
Various issues raised by the public responses have been considered and addressed above.


	Observations/Consideration of Matters Raised/Conclusion:

The site is designated Green Belt and the proposal would result in inappropriate development which would affect the openness of the Green Belt and the Open Countryside location and therefore fail to accord with Key Statement EN1 of the Ribble Valley Core Strategy and para 149 e) of the NPPF.

The size and design including modern materials would be out of keeping with the existing built form and would result in an incongruous building in this location contrary to Policies EMG1 and DMH3 of the Ribble Valley Core Strategy.
It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal


	RECOMMENDATION:
	Refuse.


