
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: sw/js

	Application No: 
	3/2006/0993/P

	Development Proposed:
	Erection of two one-bedroom apartments on domestic garden area at land adjacent to 16 Colthirst Drive, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council – Support the application if affordable housing is provided otherwise they wish to object.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Does not intend raising any objection to the principle of this development but would suggest that one car space be orientated so that access is off Cringle Way which is the minor of the two roads according to the road markings and not off Colthirst Drive.



	CONSULTATIONS: Nearby Residents

	Three letters of objection have been received which raise the following points.

1.
   The estate is already cramped without adding yet more properties.

2.   The amounts of space which exist are precious to those who live there. 

3.    If approved, will set a precedent for others on the estate.

4.   Block light from a nearby garden.

5.   Concerns over parking and safety of spaces shown to manoeuvre.

6.   Query right of access to rear of flats.



	RELEVANT POLICIES:

	Policy G1 - Development Control 

Interim SPG – “Housing”

Alts 1, 5, 11 and 12 of Ribble Valley Districtwide Local Plan Alterations Review 1st Deposit Edition

Policy 12 – Housing Provision Joint Lancashire Structure Plan.



	POLICY REASONS FOR REFUSAL:

	Policy G01 – Over intensive development to detriment street scene.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought for the erection of two one-bedroomed apartments to provide affordable housing on an estate within Clitheroe.  These will be provided within a two storey extension to the end of a terraced row, having approximate dimensions of 5.99m x 8.51m x 7.86m to the apex of its pitch.  

Construction materials will be rendered walls under a tiled roof to match the existing terrace with off street parking spaces provided.  In assessing this proposal it is important to have regard to the principle of development and its potential effects on visual and residential amenity.

As stated previously the scheme is for affordable housing and thus would, in principle, accord with the policies in operation regarding housing provision.

Turning to impact on neighbouring amenity, there have been objections made on the basis that the extension of built form would take light from neighbouring gardens.  Given that it would extend approximately 1m beyond the rear building line of the terrace row there may be some effect on those properties but I do not consider it so significant as to warrant an unfavourable recommendation.

The main concern relates to the effect on the street scene within the overall housing estate.  This is an estate which has a dense layout of development interspersed with important open spaces to give visual relief from the compact nature of the site.  These open spaces are formed by the setting back of houses from the pavement edge, the hard and soft landscaping of these areas and also the dwellings’ garden areas which give visual relief to the street scene.

In this instance the land in question is garden area at the junction of Colthirst Drive and Cringle Way.  To the opposite side of Cringle Way the dwellings abut up to the pavement edge and are set slightly forward of the application site.  The land in question gives a sense of openness at this juncture within the estate and is considered important to the street scene.  Building on this land would compromise that and, for this reason, it is considered that the application should be resisted.



	

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














