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	Development Description:
	New detached bungalow at rear of the dwelling. 
Resubmission of 3/2021/1283.

	Site Address/Location:
	2 Bushburn Drive, Langho, Lancashire, BB7 6EZ

		

	CONSULTATIONS: 
	Parish/Town Council

	
Billington and Langho parish council have objected to the proposal on the following grounds:

Following consultation with the members of the parish council it was agreed that the initial objections to this application under 3/2021/1283 still stand.  For reference these objections were:

1. This could set a precedence for with a sizeable garden within an already established settlement area is allowed to throw up new builds in their gardens  
2. This build will stretch existing infrastructure and resources by increasing the population on the same footprint of land.  
3. The plan view is so very tight between the existing buildings and the fence lines.  
4. It is certainly not in keeping with the surrounding properties in design, layout or spacing.  
5. It will impose greater than designed loads on the estate's infrastructure too Concerns were raised that the application isn't the most detailed and that the planned property drawings don't look to scale on paper unless the land to the rear of number 2 Bushburn Drive is much bigger than it appears to be.  

Further to the above objections the following points are also to be taken into account:

1. This application claims to be a resubmission of 21/1283. Despite being a second attempt, it does not seem to be an improvement, or indeed much of a change at all. 
2. It is still cramped development and inappropriate for the site.

A further subsequent response has also been received during the determination of the application which reads as follows:

Billington & Langho Parish Council have just read the submission from United Utilities regarding their denial that the culverted watercourse across the applicant’s site is not one of their assets.
The Parish Council have now noticed that the applicant has not admitted to this underground watercourse across the proposed site on his application form, which is clearly incorrect.

The Council are aware of an underground watercourse that runs under the proposed site, under Langho Park, under the railway line and later becomes a visible small stream in a field further down the hill. It is possible that this was constructed at the time the railway was first built (circa 1850), but are unaware of the riparian owner. The Council is of the opinion that this is a further strong reason for Ribble Valley Borough Council to refuse application 3/2022/0667. 



	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	United Utilities:
	

	No objections raised in respect of the proposal.

	LCC Highways:
	

	LCC Highways have raised the following concerns in respect of the proposal:

Site Access
The LHA understands that the dwelling will be accessed off Moorland Road which is an unclassified road subject to a 20mph speed limit.
The LHA have reviewed Entwistle Design Services drawing number Site Plans 2 of 2 and are satisfied that the access width and the length of the driveway complies with the LHAs guidance.  However, the LHA are concerned that the proposed access may conflict with the existing telegraph pole located on the grass verge along Moorland Road. Therefore, to ensure that the telegraph pole does not conflict with the proposed access, the LHA require a drawing showing the location of the telegraph pole in relation to the access.

Should the access conflict with the telegraph pole, the Applicant should be aware that if its possible to relocate the telegraph pole they would be liable to the full cost of relocating it.
Alternatively, the Applicant could relocate the site access away from the telegraph pole which the LHA would advise to save on cost.

Furthermore, the LHA also require a visibility splay drawing showing that the access can provide minimum visibility splays of 2m x 25m in both directions, to ensure that the access complies with the LHAs guidance for a 20mph road.

Should the access not be able to achieve the minimum visibility, a speed survey should be submitted documenting the 85th percentile speeds in the vicinity of the proposed access.

Internal Layout 
The LHA have reviewed Entwistle Design Services drawing number Site Plans 2 of 2 and are satisfied that the parking arrangements for the existing 3 bed dwelling and the proposed 2 bed dwelling complies with the parking guidance found in the Joint Lancashire Structure Plan. 

Conclusion 
The LHA require further information to fully assess the application.


	CONSULTATIONS: 
	Additional Representations.

	Five letters of representation have been received in respect of the proposed development objecting on the following grounds:

· Presence of a culvert on-site
· Loss of privacy
· Submitted details are not accurate
· Loss of light 
· Poor design


	

	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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/1283:
New detached bungalow at the rear of the dwelling.  (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing residential dwelling fronting both Bushburn Drive and Moorland Road, Langho.   The application site is located within the defined settlement limits of Langho in a predominantly residential area, the character of which is typified by predominately single-storey bungalow style dwellings of a brick-faced construction.


	Proposed Development for which consent is sought:

The application seeks consent for the erection of a single-storey two-bedroomed detached dwelling within the private curtilage of 2 Bushburn Drive.  The dwelling will be erected in place of an existing parking area and detached garage which will be demolished and as such will front Moorland Road to the south-east.

It is proposed that replacement parking provision for the existing dwelling will be accommodated to the frontage of the property off Bushburn Drive with parking provision for the dwelling being accommodated front-of-plot accessed via Moorland Road.  

The application represents a resubmission of a previously approved application (3/2021/1283) which was refused on grounds of detrimental impacts upon residential amenity and that the proposal represented an anomalous, discordant and cramped form of development that failed to respond positively to the inherent pattern and spatial characteristics of development within the locality.

The submitted details are almost identical to that of the previous refusal with the proposed dwelling maintaining the overall general footprint and configuration of that of the previous refusal.  The one notable change reflected in the revised submission is that of changes to the roof apex height which has increased by approximately 952mm, with the proposed bedrooms now being accommodated within the roof space in-lieu of previously being located at ground floor level.  Access to light and outlook for the bedrooms is provided by rooflight windows on the north-east and south-west facing roof-planes of the dwelling and one window within the front gable elevation (south-east facing) fronting Moorland Road.


	Principle of Development:

The application site is located within the defined settlement limits of Langho (Tier 1 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.


	Impact Upon Residential Amenity:

The submitted details propose that the dwelling will be constructed within close proximity (1.06m at its closet point and 2.4m at its further point) to the shared boundary with that of 4 Bushburn Drive to the north-west.  Also being located within 340mm of the shared boundary with number 29 Moorland Road at its closest point (northern corner).

In this respect, given the proposed close proximity to neighbouring shared boundaries, consideration must be given in respect of the proposed rooflight bedroom windows (first-floor) and the proposed ground floor kitchen windows in that they may result in undermining and compromising existing neighbouring residential amenity by virtue of direct overlooking.

In respect of the above, in particular the proposed rooflight windows, given the proximity of the proposed dwelling to neighbouring shared boundaries  it is clear that the level of privacy currently experienced by occupants of numbers 2 and 4 Bushburn Drive and 29 Moorland Road will be significantly compromised by direct over-looking, from an elevated position, to a degree that would result in an unacceptable level of private residential amenity.

As above, consideration must also be given in respect of the outlook from the proposed ground floor kitchen and potential dining area.  The direct-facing outlook from the room into that of the garden area of number 4 Bushburn Drive is likely to significantly undermine the sense of privacy experienced by occupiers of the affected dwelling, with the relationship conversely also providing a poor standard of residential amenity for future occupiers of the proposed dwelling by virtue of over-looking from the residential curtilage associated with number 4 Bushburn Drive.  

It is accepted that it could be argued that an enhanced boundary treatment, along the shared boundary with number 4 , could mitigate such concerns.  However, taking account of the scale, proximity and extent of the boundary treatment that would be required to mitigate the compromised privacy of occupants - it is likely that such a treatment would inevitably result in a poor, unacceptable and detrimental outlook for future occupants of the dwelling that would once again fail to afford an acceptable level of residential amenity.


	Visual Amenity/External Appearance:

The submitted details propose that the dwelling will be of a single-storey gabled appearance with the roof-apex orientated at a 90-degree angle to that of moorland Road to match the roof-orientation of the neighbouring dwelling to the north-east (29 Moorland Road).

It is proposed that the dwelling will be faced in facing brick (to be agreed) with reconstituted stone detailing below the primary window on the south elevation.  Whilst the architectural language of the dwelling itself, considered in isolation, would not appear overly incongruous or discordant.  Significant concerns exist in respect of the overall resultant pattern of development.

The proposed siting of the dwelling would result in the introduction of a residential development that would fail to benefit from a private garden area or associated external areas that would be commensurate with or reflective of the scale and arrangement of similar garden areas within the vicinity.  As such, taking account of the proximity of the dwelling to neighbouring shared boundaries, whilst taking account of the limited external space associated with the dwelling, in concert with the proposed font-of-plot parking, it is considered that the development will appear overtly visually cramped and unsympathetically confined in its arrangement.

As such and in respect of the above, when taking account of the pattern of development in the area, the inherent spacing between dwellings and associated size of residential curtilages it is considered that approval of the proposal would result in the introduction of an anomalous, discordant and cramped form of development that fails to respond positively to the inherent pattern and spatial characteristics of development within the locality, being of significant detriment to the character and visual amenities of the area.


	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 planning permission be refused for the following reason(s)

	
01
	
The proposal is considered contrary to Policy DMG1 of the Ribble Valley Core Strategy Paragraphs 130 and 134 of the National Planning Policy Framework insofar that approval of the proposal would result in the introduction of an anomalous, discordant, and cramped form of development that fails to respond positively to the inherent pattern and spatial characteristics of development within the locality, being of significant detriment to the character and visual amenities of the area.


	
02
	
The proposal would significantly undermine the sense of privacy enjoyed by occupiers of number 4 Bushburn Drive by virtue of direct overlooking, within close proximity, from habitable room windows at ground floor, into the private garden area of the affected dwelling.  

It is further considered that the proposed outlook from the rooflight windows at first-floor (bedroom) would also significantly undermine the residential amenities of numbers 2 and 4 Bushburn Drive and that of 29 Moorland Road by virtue of direct overlooking of private garden areas from an elevated position.  As such the proposal is considered to be in significant direct conflict with the aims and objectives of Policy DMG1 of the Ribble Valley Core Strategy.
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