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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Technical details following permission in principle application (3/2023/0989) for residential development comprising 4 dwellings.

	Site Address/Location:
	Barrowbridge House Club Street Barrow BB7 9AY

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local highways Authority have raised no objection to the proposal offering the following observations:

Access:
The principle of development at the site has already been established by the previous commercial development and approved for residential use by the 'Permission in Principle' application 23/0989.
The site is a former commercial yard and has an existing access on Club Street which is off Whalley Road. Club Street is privately maintained.

There are dropped kerbed crossings with tactile paving on Whalley Road across the Club Street junction. On-street car parking on Whalley Road close to the junction of Club Street obstructs to viewline for drivers emerging at the junction of Club Street and is likely to raise a highway safety concern.

We would request that a traffic regulation order is pursued to prevent parking close to the junction to reduce the conflict between highway users on Whalley Road and Club Street. These works will be pursued and delivered under a S278 agreement with Lancashire County Council. Existing neighbouring residents will be consulted by Lancashire County Council under a separate process before any new parking restrictions are implemented and they will have the opportunity to raise any concerns or support as part of this process.

Sustainable travel:
We would request that the nearest northbound bus stop is upgraded to provide a quality bus stop standard facility with bus shelter. This will support sustainable travel for all users from the site. These works will be delivered under a S278 agreement with Lancashire County Council. The southbound bus stop is already to the current standard. 

Internal layout:
Lancashire County Council will not formally adopt the estate road and associated infrastructure therefore a private management company will need to be established and details will need to be submitted for approval. A swept path analysis for a 8m long box van and a 7.7m long fire tender is submitted to demonstrate that the vehicle can enter and exit Whalley Road in forward gear. 

There are no details for the proposed refuse collection arrangements as previously requested. The details should confirm where the receptacles will be stored on collection days if the refuse vehicle will not enter the site. 

Receptacles should not be stored on Whalley Road as this will likely hinder the passing of pedestrians along the footway and viewline for drivers emerging from Club Street. The surface water is proposed to be discharged into a watercourse to the west of the site via an existing connection. The developer should ensure that they have the necessary consents from Lancashire County Council Flood Risk Team.

Parking:
Each 3 bedroom dwelling will require 2 off-street car parking spaces and secure cycle parking. Plots 1 and 2 have attached garages measuring 4.2m by 6.2m internally which counts as a car parking space and secure cycle parking (3m by 6m). They also have 2 additional driveway spaces each. 

Plots 3 and 4 have detached single garages measuring 4m by 6m internally which is sufficient to count as a car parking space and secure cycle parking (3m by 6m). The distance between the garages and the access road has been extended to 5.2m long with a roller shutter door is fitted to the garage, rather than up and over. This is considered acceptable.

Conclusion:
Lancashire County Council acting as the Highway Authority would request further information relating to the refuse collection arrangements.

In respect of the above, whilst the Local Highways Authority have requested further information relating to refuse collection arrangements, it is considered that this matter can be addressed through the imposition of a suitably worded condition.


	United Utilities:
	

	United Utilities have raised no objection to the proposal offering the following observations:

Following our review of the submitted Drainage Strategy, we can confirm the proposals are acceptable in principle to United Utilities and therefore should planning permission be granted we request the following condition is attached to any subsequent Decision Notice: 

CONDITION:
The drainage for the development hereby approved, shall be carried out in accordance with principles set out in the submitted Drawing 2020501, - Dated 14/10/2024 which was prepared by Flood Risk and Drainage Solutions Ltd. For the avoidance of doubt no surface water will be permitted to drain directly or indirectly into the public sewer. Prior to occupation of the proposed development, the drainage schemes shall be completed in accordance with the approved details and retained thereafter for the lifetime of the development. 

Reason: To ensure a satisfactory form of development and to prevent an undue increase in surface water run-off and to reduce the risk of flooding.



	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	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
Key Statement EC1:	Business and Employment Development
Key Statement DMI2:	Transport Considerations

Policy DMB1:	Supporting Business Growth and Local Economy
Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME5:	Renewable Energy
Policy DME6:	Water Management

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2023/0989:
Permission in principle application for residential development comprising 4 dwellings. (Approved)

2003/0258:
Proposed demolition of existing workshop and re-construction.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing area of land afforded direct vehicular and pedestrian access off Old Row Barrow by way of an existing roadway/track.  The site currently accommodates two buildings, one being that of offices (with storage above) and a workshop associated with an existing civil engineering and construction business.   The site is bounded to the east and south by existing residential development, with adjacent land to the north and west being greenfield in nature currently utilised for the purposes of agriculture.


	Proposed Development for which consent is sought:

The application seeks Technical Details Consent pursuant to the granting of Permission in Principle consent 3/2023/0989 for the erection of four residential dwellings within the application site.

The submitted details propose the erection of four detached bungalow style dwellings two of which (plots 1 and 2) will benefit from integral garage provision with the remaining two benefitting from detached garaging arrangements.  It is proposed that each of the dwellings will accommodate three bedrooms.  The submitted details propose the dwellings will benefit from a gable roof configuration, being faced in render with quoin detailing.

The submitted site plan proposes that on dwelling will be sited to the southern extents of the site with the three remaining  dwellings being sited towards the western extents of the site backing onto the greenfield land located to the est.


	Principle of Development:

The application seeks Technical Details Consent pursuant to Permission in Principle Consent 3/2023/0989.  As such, the principle of the redevelopment of the site for residential purposes has already been established as acceptable by virtue of the granting of the aforementioned extant Permission in Principle consent.

Taking account of the above matters, it is not considered that the principle of the redevelopment of the site for residential purposes, notwithstanding other development management considerations, would result in any significant measurable adverse conflict with the adopted development strategy for the borough in respect of the locational and spatial aspirations for new housing growth within the plan area.


	Impact Upon Residential Amenity:

Given the proposal site is bounded to the east by existing residential receptors, with a dwelling named ‘Sunny Meade’ also being directly adjacent the application site, consideration must be given in respect of the potential of the proposal to result in undue impacts upon existing residential amenities.

‘Plot 04’ located towards the southern extents of the site will benefit from a rear-facing interface with the rear gardens and rear elevations of a number of dwellings associated with Cockerill Terrace.  

However, given the southeast facing elevation of the dwelling will only benefit from windows/doors at ground floor level it is not considered that the resultant configuration will result in any undue impacts upon residential amenity by virtue of direct overlooking or a significant measurable loss of privacy.

In respect of Plots 01, 02 and 03, these are located towards the western extents of the site with Plot 03 being located directly to the north of number 7 Brambles Close.  However, taking account of the scale of the dwelling associated with Plot 03, the location of habitable room windows and the spatial offset from number 7 it is not considered that the proposed site configuration will result in any measurable adverse impacts upon the residential amenities of the occupiers of number 7.

All 4 dwellings will have a direct relationship with an existing residential dwelling named ‘Sunny Meade’ which is also served by the access road to be utilised by the development with the existing dwelling and proposed four dwellings forming a cul-de-sac arrangement.  

In respect of potential impacts upon the residential amenities of the occupiers of Sunny Meade, taking account of the proposed site configuration, proposed offset distances and the configuration of habitable room windows on the proposed dwellings.  It is not considered that the proposal will result in any significant measurable impacts upon the residential amenities of the occupiers of the dwelling by virtue of a loss of privacy, loss of light or overbearing impact.

Taking account of the above, the proposal raises no significant measurable conflict with Policy DMG1 of the Ribble Valley Core Strategy which seeks to protect existing residential amenity and ensure adequate levels of residential amenity for future occupiers of existing and proposed residential development(s).


	Visual Amenity/External Appearance:

The application relates to an existing area of land afforded direct vehicular and pedestrian access off Old Row Barrow by way of an existing roadway/track.  The site currently accommodates two buildings, one being that of offices (with storage above) and a workshop associated with an existing civil engineering and construction business.   

The site is bounded to the east and south by existing residential development, with adjacent land to the north and west being greenfield in nature currently utilised for the purposes of agriculture, with the adjacent land also benefitting from an open countryside designation.  As such, consideration must be given in relation to the visual compatibility of the proposed development with the immediate and wider character of the area.

The proposed dwellings will be of a typical bungalow style configuration with habitable rooms also being located within the roof space.  It is proposed that the dwellings will be faced primarily in render with quoin detailing, with it being proposed that the roofs of the dwellings will be faced in slate.  

In respect of the proposals impact upon the character and visual amenities of the area, the development will result in the removal of an existing builders yard that is currently bounded by existing residential development.  As such the introduction of residential development on-site and the removal of the existing commercial use will result in the introduction of a form of development that will respond more positively to the character of the surrounding area.  

In respect of the proposed external appearance and site configuration, it is not considered that the dwellings nor the proposed site layout will result in any adverse impacts upon the character or visual amenities of the immediate or wider area.

As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Policy DMG1 of the Ribble valley Core Strategy which seeks to protect against development(s) that will result in adverse impacts upon the character or visual amenities of an area.


	Highways and Parking:

Subject to the imposition of conditions, the Local Highways Authority (LHA) have raised no objection to the proposal.  It is noted that the Highways Authority have requested details in respect of the proposed refuse collection arrangements and where receptacles will be stored on collection days.  However, it is considered that these matters can be dealt with by way of the imposition of a suitable worded condition insofar that the matter is not considered fundamental to the determination of the application.

The Local Highways Authority have further requested that the following condition be imposed:

Within 3 months of commencement a scheme for the off-site highway works shall be submitted to and approved by the Local Planning Authority. The works shall include the following and be implemented prior to the first occupation of any dwelling. 

A. Upgrade of northbound bus stop on Whalley Road to quality bus stop standard with bus shelter.
B. Pursue a traffic regulation order for junction protection parking restrictions at Whalley Road/Club Street junction

In considering the above, the authority considers that the requested off-site highways works are not commensurate with the scale of the development proposed nor its likely impacts.  

Further to the above, the Local Highways Authority have requested that conditions be imposed relating to the following matters:

· Submission of a Construction Method Statement
· Details relating to the future maintenance of the estate road
· Details relating to the lighting, drainage and engineering details of the estate road
· Estate roads to be constructed to base course level prior to first occupation of any dwelling
· Parking areas to be constructed of a porous bound material and be made available for use prior to occupation of any dwelling

As such the proposal raises no significant measurable conflict(s) with Key Statement DMI2 nor Policies DMG1 or DMG3 which seek to ensure the continued safe operation of the highways network and seeks to ensure development brings forward adequate parking provision to serve and accommodate the activities and requirements of proposed development(s).


	Landscape/Ecology:

Given the proposal relates to the demolition of existing structures/buildings, the application has been accompanied by the submission of a Preliminary Bat Roost Assessment Report.  The submitted report concludes the following:

No evidence was observed to suggest use of the buildings by nesting birds.
No evidence was recorded to suggest bats were roosting within the buildings.
No bats were observed or recorded using the buildings for roosting.
The property is considered to be of negligible potential for roosting bats.

The surveyor considers survey effort to be reasonable to assess the roost potential of the buildings and no further survey work is deemed appropriate.  The surveyor does not consider the proposed development and change of use is likely to result in a breach of the Conservation (Natural Habitats &c.) Regulations 1994 (as amended) therefore the proposed development does not require an EPS Licence (EPSL) to proceed lawfully.

The proposal is considered exempt from the mandatory requirements to demonstrate Biodiversity Net Gain imposed pursuant to Schedule 7A of the Town and Country Planning Act 1990 (inserted by the Environment Act 2021).  Particularly insofar that the site would meet the ‘de minimis exemption’ test.

As such and taking account of the above, the proposal does not raise any significant measurable conflict(s) with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy which seek to protect against adverse impacts upon habitat, biodiversity, ecology or protected species and species of conservation concern.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

	That Technical Details consent be granted subject to the imposition of conditions.
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