
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/CMS

	Application No: 
	3/2008/0920/P

	Development Proposed:
	Erection of one dwelling in side garden with new access at 1 The Grove, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council – Objections to the proposal on the grounds that the proposed development is too close to Station Road and that vehicle access to Station Road is difficult and could constitute a hazard.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No highway objections.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations

	Ten letters have been received from nearby residents who express objections to the proposal as follows:

1.
Will exacerbate existing parking problems on The Grove.

2.
Highway safety problems due to the new drive being too close the junction with Station Road.

3.
Detriment to visual amenity.  Spoil the openness at the junction with Station Road.  Out of keeping with the rest of The Grove.  Over development of the Site.  Spoil the symmetry of The Grove.

4.
Will detract from views of the Old House and the Old Grammar School.

5.
A mature hedge on the Station Road boundary has recently been removed in anticipation of this application.

6.
Loss of light and privacy to the Old House, Station Road.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.



	POLICY REASONS FOR REFUSAL:

	Policy G1 - Development Control – Detriment to the appearance of the street scene.



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

	The application relates to a semi-detached property on the east side of The Grove that has a large side garden with a side boundary to Station Road.  It is adjoined at the rear by a dwelling in Station Road.  Previous planning application 3/2007/0725/P sought permission for the demolition of the existing garage at the property and the erection of an approximately 8.2m long two storey side extension attached to the end of which there was a 3m wide single storey pitched roofed element.

As existing, the side wall of the attached single storey garage is approximately 8.5m away from the side boundary to Station Road and the two storey side elevation is approximately 11.5m away from that boundary.  In application 3/2007/0725/P those distances were reduced to approximately 0.4m and 3.4m respectively.  That application was refused for a reason relating to detrimental effects on the appearance of the street scene.

Application 3/2007/0951/P then sought permission for a smaller extension leaving distances to the side boundary of 3.5m to the single storey element and 6.5m to the two-storey element.  That reduced proposal was considered to be acceptable and permission was granted by Committee on 17 January 2008.

Permission is now sought for a detached house in the side garden that would leave distances to the side boundary of 0.3m to the single storey element and 2m to the two storey element.  I consider that this represents over development of the site that would detract from the existing openness at the junction of The Grove to Station Road (that is matched by the large side garden of no 2 The Grove on the opposite side of the road) to the detriment of the appearance of the street scene.  This represents a sustainable reason for refusal of the application.

In policy terms, however, the site is within the settlement boundary of Whalley.  Therefore, a dwelling is acceptable in principle.

A number of nearby residents have expressed objections relating to highway safety issues.  The County Surveyor, however, has expressed no objections to the application on highway safety grounds.

I therefore recommend that planning permission be refused, for the sole reason described above, that relates to detrimental effects on the street scene. 

	RECOMMENDATION: That permission be refused.
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