
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	3/2009/0752/P

	Development Proposed:
	Detached two storey house and parking in garden to rear of Wellsprings House, Woodlands Drive, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council – The Parish Council ask the Planning Officers to review the visual impact and possible disturbance of the proposal for the residents of No’s 1 and 3 Woodlands Drive.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Initially, the County surveyor commented as follows in respect of this application:

I am recommending refusal of this application on highway safety grounds as it does not provide satisfactory off-road parking provision and the approaches to the site demands safety improvements that cannot be achieved from within land under the applicants control.  

The access to Chapel Close is narrow, less than 4.5m, the surface is constructed of loose material and is highlighted on King Street by an advisory ‘H’ bar driveway marking and street name plate.  This presently serves as the sole vehicular access to two residential properties.  While the design and construction of this access is not ideal, I am not aware of any detrimental reports raising concerns relating to highway safety at this location.

However, the site plan indicates the provision of two car parking spaces to the front of the proposed property.  My concern is that these spaces do not allow motorists sufficient space to manoeuvre to and from the property in a forward gear.

Whilst very likely trafficked, Chapel Close is narrow, just over 3.5m for the majority of its length, and does not offer any footway provision for pedestrians.  The location of the access to the proposed property on a sharp bend will exacerbate the problems highlighted by any reversing to/from Chapel Close, where visibility is very restricted.

The applicants agent submitted amended plans to address the objections of the County Surveyor and, following considerations of these amended plans, the County Surveyor now has no objections to the application.    

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Additional Representations

	Five letters have been received from nearby residents who express objections to the application on the following grounds:

1.
The very close proximity of the dwelling to a number of adjacent properties would cause serious loss of privacy, loss of light and loss of outlook.

P.T.O.

2.
The proposed dwelling would be closer to neighbouring properties than stated in the Design and Access Statement and is on higher ground than the ground level of the neighbours.  As such, the dwelling would have a seriously over bearing effect on the neighbours.  A proposed 1.8m high fence on the boundary of the site would exacerbate the overbearing effects of the proposal.  

3.
Detriment to highway safety due to additional cars turning out on to King Street.  

4.
The dwelling would require some form of piling for the foundations and that may cause damage to the surrounding properties on Woodlands Drive.  

5.
There is also a main sewer that runs through this area of land and may have to be built over by this dwelling.

6.
A neighbour claims to hold the freehold of part of the application site.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.



	POLICY REASONS FOR REFUSAL:

	Policy G1 – Detriment to amenities of nearby residents.

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

	Wellsprings House is a detached property on the northern side of Woodlands Drive that is adjoined to the east by a semi detached pair of houses, No’s 1 and 3 Woodlands Drive.  At the rear (north) of the property is Chapel Close, a narrow highway that runs between the Methodist Church and the side/rear gardens of houses on King Street and Woodlands Drive.  At present, Chapel Close, which exits on to King Street, serves two houses that are sited at the rear of the Methodist church.  At the end of Chapel Close and to the rear of Wellsprings House and No’s 1 and 3 Woodlands Drive, is a somewhat overgrown piece of land with a garden shed in one corner.  That piece of land and the whole length of Chapel Close between the land and King Street are outlined in red as the application site of this current application.  The section of Chapel Close that is within the application site is also within the Conservation Area.  The piece of land upon which the dwelling would be built, however, is outside the Conservation Area. 

In 1992 application 3/91/0732/P for a detached house on this site was refused by the Planning and Development Committee, in accordance with the officer’s recommendation, for the following reasons:

1.
The proposed development by reason of its excessive size and siting on a limited plot represents an over intensive form of development which would lead to conditions detrimental to the amenities of the neighbouring property by virtue of the distance between dwellings and the likely effect by virtue of over shadowing and loss of light.

2.
The proposal would result in an increased use of the existing access to King Street which, because of inadequate width and poor sight lines is considered unsatisfactory.  This increase would lead to additional hazards and increase the risk of accidents to the detriment of road safety.

The Committee, however, requested that the planning officers investigated whether a revised dwelling with a reduced size might be more appropriate.

A subsequent application, in which some minor improvements had been made, was submitted under reference 3/92/0187/P.  The officer recommended to the Committee on 28 April 1992 that the resubmitted application was still unacceptable and should be refused for the same two reasons as the previous application plus the following third reason:

· 
The proposed development, if approved, would create a precedent for similar applications to the further detriment of the visual amenity of the area and to the further detriment of road safety.

This recommendation, however, was overturned by Committee and planning permission was granted subject only to the standard five year commencement condition.  Development, however, was not commenced and that permission lapsed on 28 April 1997.

This current application seeks permission for a dwelling of similar size, siting and design as the previously approved dwelling, except that no garage is proposed in the current application.  Two parking spaces are shown in front of the dwelling adjoining the site boundary to Wellsprings House itself and No 1 Woodlands Drive.  

The dwelling has been designed so that it only has obscure glazed windows in its side elevations.  There would therefore be no effects on the privacy of adjoining properties in Woodlands Drive or Chapel Close.  The windows in the front and rear elevations would not have any seriously detrimental effects on the privacy of any other properties.  

However, I consider (in common with the officer who dealt with the previous applications in 1992), that, due to the location of the plot, the siting of a two storey dwelling upon it would have a seriously over bearing and over shadowing effect on No’s 1 and 3 Woodlands Drive.  I consider that this represents a sustainable reason for refusal of the application.  

The actual building site is just outside the Conservation Area and the proposed dwelling is similar in character to the two existing detached dwellings in Chapel Close and other surrounding properties.  I do not therefore consider that the proposal would have any detrimental effects on the Conservation Area or the visual amenities of the locality in general.  

The County Surveyor now has no objections on highway safety grounds on the basis of the amended plans that show:

1. The widening of Chapel Close for the first 10m. at its junction with King Street.

2. The porch deleted to allow better access and turning for the parking spaces.

3. Lowering of wall at the junction with King Street. 

Therefore, I consider that the application should be refused for one reason relating to adverse effects on the amenities of nearby residents. I recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 15 September 2009





TELEPHONE CLLRS:  YES / NO


DATE:














