	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2022/0596
	[image: ]

	Date Inspected:
	3/8/22 (x 2 - AM / EVE)
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Variation of Condition 9 (External Lighting) of planning application 3/2019/0427. Retention of unauthorised external lighting, to be limited to max 230 lumens and restricted to building eaves overhang recessed downlights.

	Site Address/Location:
	27 Humber Street, Longridge. PR3 3WD

		

	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council consulted via email on 23/6/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	RVBC Environmental Health: concerns raised with regards to impact upon neighbouring residents -  recommended refusal of the application or a reduction in the amount of lights installed as a second option.

	

	CONSULTATIONS: 
	Additional Representations.

	Four objections from three households have been received in relation to the proposal. These objections are summarised as follows:

· Impact upon residential amenity

· Impact upon visual amenity

· Impact upon biodiversity


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN3 - Sustainable Development And Climate Change
Key Statement EN4 - Biodiversity And Geodiversity
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME3 - Site And Species Protection And Conservation
Policy DMH5 - Residential And Curtilage Extensions

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)


	Relevant Planning History:

3/2021/0229:
Discharge of conditions of planning application 3/2019/0427. Condition 3 - Materials and 11 - Bat and Bird boxes (Approved)

3/2019/0427:
Demolition of existing dwelling and replacement with dormer bungalow (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dormer bungalow property in Longridge. The property consists of render, slate roof tiles and aluminium doors and windows. The application property comprises a sizeable residential curtilage with the property situated in the middle of a residential area close to Longridge town centre. 


	Proposed Development for which consent is sought:

Consent is sought for the retention of unauthorised external lighting. 


	Principle of Development:

Planning consent was granted for the construction of the existing property under application 3/2019/0427. Condition 9 of the original consent reads as follows:

‘No external lighting shall be installed on the replacement dwelling hereby approved, or elsewhere within the site.

	Reason: In order to ensure a satisfactory appearance in the interests of visual amenity and to prevent nuisance arising.’

Following the above consent, the applicant has since installed a series of recessed downlights to the under eaves section of the property’s front, rear and South-eastern side elevations. The applicant has stated that breach of the above condition was carried out unwittingly during the course of finalising the originally approved development. 

The applicant has since claimed that adherence to the above condition would be largely restrictive in as much that to maintain a complete absence of lighting on site within an area which receives minimal street lighting would pose obvious access issues (which would be particularly pronounced within darker winter months) with regards to departing from and entering the application site and property. The applicant has also stated that a complete absence of lighting on site could invite the potential for criminal activity at and around their property. Accordingly, consent is sought for a variation of condition 9 from application 3/2019/0427 to reflect the lighting scheme implemented as shown in the revised plans submitted as part of this S73 application. 

Based upon the nature of the issues raised above and retrospective element of the works, it is considered reasonable in this instance to explore the feasibility of retaining the existing works. Furthermore, such approaches with regards to assessing retrospective planning applications are encouraged within National Planning Practice Guidance which states:

‘In circumstances where the local planning authority consider that an application is the appropriate way forward to regularise the situation, the owner or occupier of the land should be invited to submit their application… although a local planning authority may invite an application, it cannot be assumed that permission will be granted - such an application must be considered in the normal way’.

Accordingly, the unauthorised works are considered to be acceptable in principle subject to an assessment of the relevant material planning considerations.


	Impact Upon Residential Amenity:

The application site is surrounded by numerous residential dwellings with the closest neighbouring properties to the application property being No. 11, 15 and 17 Eden Gardens and No. 26 Humber street. Both daytime and evening site visits were carried out at the application site in order to fully assess property separation distances and light spillage. 

No. 11 and No. 15 Eden Gardens are both situated directly opposite to the rear North-eastern elevation of the application property which has a series of recessed down facing lights installed on its under eaves. Evening site visit photo analysis shows the overall level of light spillage emitting from the recessed lights to be minimal with the lighting scheme solely providing soft punctuated downwards illumination onto the property’s surrounding access path and rear walls. 

The rear elevation of No. 15 Eden Gardens is situated approximately 13 metres away from the rear elevation of the application property with a common boundary fence sited at the under eaves level of the application property which predominantly screens the rear elevation of the application property from No. 15 Eden Gardens. 

The rear garden area of No. 11 Eden Gardens is tightly enclosed on its South-western and North-Western perimeters by a high tree line and detached garage respectively therefore there is no clear line of sight between No. 11 and the rear elevation of the application property.

No. 17 Eden Gardens lies within the vicinity of the application property’s rear elevation however this property lies slightly further away than No. 11 and 15 with its footprint offset to the North of the of the application property’s rear elevation. Furthermore, a common boundary fence and detached garage belonging to No. 15 Eden Gardens provide additional screening between the Southern facing elevations of No. 17 and rear elevation of the application property. 

The North-eastern Gable end of No. 26 Humber Street is situated directly opposite to the front South-western elevation of the application property which has an additional series of recessed down facing lights installed on its under eaves. The gable end of No. 26 comprises two windows however it is understood that neither of these windows serve habitable rooms. Furthermore, site visit photo analysis shows the application property’s front lights to have a similar level of modest light spillage with the lighting scheme located over 10 metres away from the gable end of No. 26.

The Southern elevations of the application property face towards the rear of several properties on Severn Street and Mersey Street however all of these properties are located considerably further away than the properties discussed above.

Taking all of the above into account, it is not considered that retention of the lighting scheme would be harmful to the amenity of any neighbouring properties.


	Visual Amenity:

The application property is situated in a Cul-de-Sac at the far North-eastern end of Humber Street. Whilst the property is viewable from the handful of dwellings which surround it, the application property for the most part is largely screened from the public realm, being only fully visible from the far North-eastern end of Humber Street and partially visible from the lower topography on Willows Park Lane with the installed lighting scheme screened behind the application property’s North-western perimeter fence. Accordingly, the overall visual impact of the installed lighting scheme is relatively low within the surrounding street scene. With the above in mind, it is not considered that retention of the lighting scheme proposal would be harmful to the visual amenities of the area.


	Ecology:

Numerous concerns have been raised with regards to the impact of the unauthorised development upon protected species and surrounding habitats however in this instance natural environment mapping analysis shows the application site and surrounding area to be low in terms of ecological value with no prevalence of any protected species or record of European Protected Species Licenses being granted within the surrounding area. Furthermore, a Preliminary Roost Assessment carried out as part of the application site’s original consent identified the surrounding area as having poor foraging potential for bats. 

Moreover, mitigation measures in the form of bird and bat boxes have already been installed at the application site with both bat boxes on site located at a sufficient distance from the installed lighting scheme. Accordingly, it is not considered that retention of the lighting scheme would have any significant impact upon the ecology of the area.


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that retention of the lighting scheme installed would be harmful to the amenity of any neighbouring residents or visual amenities and ecology of the surrounding area.

Furthermore, it should be noted that the above assessment of the unauthorised works was made during the course of all the lights within the lighting scheme being simultaneously switched on in the evening time for the purposes of the officer’s site visit however in reality it is anticipated the lights would be sporadically utilised as and when needed.

As such and for the above reasons, having regard to all material considerations and matters raised, that the application is recommended for approval.


	RECOMMENDATION:
	That the variation to condition 9 be approved.
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