RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:


15 April 2010

REF:


SW/EL

CHECKED BY:


APPLICATION NO:
3/2009/0307/P
(GRID REF: SD 368347 431656)

PROPOSED TWO NEW BUILD DETACHED HOUSES AT 17 AND 19 WAVERLEY ROAD, WILPSHIRE

	PARISH COUNCIL:
	No comments received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection on highway safety grounds.

	
	

	UNITED UTILITIES:
	Have no objection in principle.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Nine letters of objection have been received.  Members are referred to the file for full details which can be summarised as follows.



	
	1.
	Object on grounds of the amount of lorries and wagons that will need to use the road when the houses are being built – lack of street parking means cars park on the road and thus wagons will not be able to get through without causing damage.



	
	2.
	Noise and dust whilst construction works are ongoing.



	
	3.
	Concerns over increase in traffic on the road.



	
	4.
	The development is situated within an area of special landscape where there is a strong presumption against new development.



	
	5.
	If approved it could set a precedent prejudicing a policy of securing a well planned development within this semi-rural area.



	
	6.
	Question the accuracy of the plans in showing the boundary line and knock on effects for positioning of dwellings.



	
	7.
	Loss of light to No 15 Waverley Road.



	
	8.
	Reference to previous litigation regarding surface water and that if further properties are built, further surface water will flow into a neighbours drain.



	
	9.
	Objects to houses as bungalows had been approved 22 years ago.



	
	10.
	Houses would be out of line with the surrounding bungalows.



	
	11.
	This construction has been ongoing since July 1986 – 1987.


Proposal

This application details the proposed construction of two detached dwellings with detached garages to the rear of the properties.  

No 17 would have approximate dimensions of 11.2m x 13.1m x 6.9m to the apex of its pitch.  It would provide four bedroomed accommodation with the upper floor being within the eaves of the property.  Construction materials would be red clay facing brickwork under a grey concrete tiled roof.  A garage would be set to the rear of the property in the north eastern corner of the garden with approximate dimensions of 6m x 6m x 4.5m in height in construction materials to match the house.  

Plot 19 to its north would have approximate dimensions of 11.2m (with a 1m projection to the front third of the building) x 13.1m x 6.9m in height.  Again, four bedrooms are provided within the eaves with construction materials the same as for the other dwelling.  A detached garage identical to that outlined above would be provided to the rear of the dwelling.  

Site Location

The site lies to the northern extreme of Waverley Road within the settlement limit of Wilpshire/Salesbury as defined in the Districtwide Local Plan.  There are properties to its west, south and east and to the north are open fields.

Relevant History

3/87/0479/P – Erection of four detached bungalows.  Approved with conditions 15 September 1987.

3/87/0269/P – Erection of four detached bungalows and garage.  Refused 9 July 1987.

3/86/0393/P – Erection of four detached dwellings with detached double garages (outline).  Approved with conditions 21 August 1986.

3/83/0194/P – Erection of four detached dwellings with detached double garages (outline).  Approved with conditions 2 August 1983.

3/80/0685/P – Erection of four single storey detached dwellings with garages.  Approved with conditions 5 August 1980.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the principle of development, highway safety, visual and residential amenity.  

In respect of principle, Members are advised that consent was granted under 3/87/0479/P for the erection of four detached bungalows with works having taken place to construct the two bungalows to the opposite side of Waverley Road.  Thus, whilst that is an old consent, it remains live as works have taken place in order to establish commencement of development and the two remaining bungalows on this plot of land could still be constructed.  However, a different house type is proposed with repositioned garages and hence the need for this submission.  Therefore, in terms of principle, I am mindful of this and the fact that the site lies within an established settlement boundary and thus the principle of residential development is acceptable.  

With regards to matters of highway safety, notwithstanding the objections received, the County Surveyor has raised no objections and thus I conclude that in this respect the proposal accords with the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.  

Next, it is important to have regard to visual amenity.  As stated previously, the site is surrounded on three sides by a residential development.  In examining the planning history of the site, it is evident that when outline permission was granted under 3/86/0393/P there was a condition that stipulated the dwellings should be single storey only.  The consent granted (and which could still be implemented) denoted dwellings of a single storey nature to a height of approximately 5.5m.  It is interesting to note that 3/87/0269/P which was refused denoted living accommodation in the roof space but the overall design that incorporated dormers and orientation of the buildings, was such that they were considered detrimental to the visual amenities of the area and neighbouring amenity. A note was attached to the refusal notice stating that the Local Planning Authority would be likely to look more favourably on an application for more traditional bungalows whose ridge ran parallel to Waverley Road and which substantially followed the existing line of development on Waverley Road.  The dwellings put forward here do have ridges that run parallel to the road frontage and are set back an appropriate distance into the site so as not to significantly affect the established front building line of the overall street.  It is with regard to the height of the proposed unit that further consideration should be given.  The dwellings shown here are have a ridge of approximately 6.87m as opposed to the 5.5m previously approved.  However, I am mindful that Nos 9 and 11 Waverley Road have had roof lifts resulting in a ridge line of approximately 6.5m and thus there is not a uniform ridge line running along this street.  Thus in terms of street scene, I do not consider that the variation in height of these two proposed dwellings from that previously approved would prove significantly detrimental to the visual amenities of the area.  

In respect of residential amenity, there is the relationship between the two new dwellings and No 15 to the south of the site to consider.  There will be a distance of approximately 3.5m between the two new dwellings with a driveway running between them to serve the rear detached garage to No 17.  The floor layout denotes two windows in the side elevation of No 19 that would face on to the driveway and towards the side elevation of No 17.  Given that these serve an en-suite and bathroom I consider it reasonable to condition that these be obscure glazed (should committee be minded to approve the application) in order to respect privacy levels.  Subject to this I am satisfied with the relationship between the new properties. Turning to potential impact on No 15 I am mindful that the new dwelling would be approximately 1m from the boundary with that dwelling and that the plans submitted show No 15 being set approximately 3m from the boundary towards the front of the site and approximately 2.87m at its rear corner.  That dwelling has three windows in its side elevation with the boundary division formed by a timber fence to approximately 1m in height.  In considering the potential impact on this property, I consider that regard should be had to the development which could already take place and proximity of that to the existing dwelling.  The scheme proposed here would result in the built form being approximately 1m closer to No 15 than that approved under 3/87/0479/P and as stated above it would be approximately 1.3m higher.  However, I consider the potential for harm over and above that which would be experienced should the remaining parts of the aforementioned consent be built is not so significant as to warrant an unfavourable recommendation.  This scheme does relocate the proposed garage from adjacent to the boundary with No 15 to adjoining the boundary with proposed No 17 and thus this element is an improvement over that which has previously been granted permission.  Again, a condition would be needed requiring that the en-suite and bathroom windows on the side elevation be obscure glazed.  Subject to this, and notwithstanding the objection received regarding potential loss of light to No 15, I conclude for the above reasons that the relationship between that dwelling and proposed No 17 is satisfactory.  

Members will note that some of the objections received from neighbours refer to previous litigation over surface water and question the accuracy of the plans in defining the boundary lines.  In respect of surface water discharge, the forms state that this will be to an existing water course.  There will be surface water run-off whether there is any built form on the site or not, the only difference would be the speed of run-off.  Again, Members are reminded that a consent remains live for the erection of two dwellings and comments regarding drainage are noted.  In respect of boundary and ownership issues, the comment is the same.  The applicant’s agent has confirmed that the land within the red edge is owned solely by the applicant and that he is not aware of any ongoing boundary disputes.  

Therefore, having carefully considered all the above, I am of the opinion that the dwellings would not have a significantly adverse impact on visual amenity or adjacent residential amenity and thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety. 

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall be implemented in accordance with the proposal as detailed on drawing 231/02REVD site plan and block plan (revised 27 August 2009); 231/03 proposed floor plans No 17; 231/04REVA proposed elevations No 17; 231/05 proposed floor plans No 19; 231/06REVA proposed elevations No 19; 231/07REVA proposed garage plan and elevations No’s 17 and 19.


REASON: For the avoidance of doubt and to ensure that the relevant plans are used.

3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
The windows on the side elevations of both No’s 17 and 19 serving an en-suite and separate bathroom shall be obscure glazed to the satisfaction of the Local Planning Authority and remain in that manner in perpetuity.


REASON:  In order to protect nearby residential amenity as required by with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) the building(s) shall not be altered by the insertion of any window or doorway without the formal written permission of the Local Planning Authority.


REASON:  In order to safeguard nearby residential amenity in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

6.
Prior to commencement of development precise details of the boundary treatment/fencing to be used shall be submitted to and approved in writing by the Local Planning Authority.  The fencing shall be provided in accordance with the details so approved.


REASON: In order that the Local Planning Authority may ensure that the details are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and to protect nearby residential amenity.

NOTES

1.
The site must be drained on a separate system with only pool drainage connected into the pool server.  Surface water should discharge into the watercourse as stated on the application form.

2.
A separate metered supply to each unit will be required at the applicants expense and all internal pipework must comply with current water supply (water fittings) regulations.

3.
The applicant should contact United Utilities service enquiries on 0845 7862200 regarding connection to the water mains/public sewers.

