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PROPOSED ERECTION OF A TWO STOREY FOUR BEDROOMED DETACHED PROPERTY AT LAND ADJACENT 26 DILWORTH LANE, LONGRIDGE

	TOWN COUNCIL:
	No objection providing it meets with LCC highways criteria in relation to access. 

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The proposed development provides for the requisite three off road parking spaces and these provide safe access to and from Dilworth Lane in a forward gear.  Thus I raise no objections on highway safety grounds.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters of objection have been received, the comments of which can be summarised as follows:



	
	1.
	The height of the property will result in a loss of light.  There is already a Leylandii type tree that has been allowed to grow which is towering above the adjacent property and is resulting in a loss of light and represents a danger to the house.



	
	2.
	Surface water drainage is written as soakaway and this will cause problems to the adjacent property which is set at a lower level and already experiencing problems from a new house built on Higher Road.  



	
	3.
	The septic tank for No 26 is partly under what will be the new drive and garden with that tank having another property connected to it.



	
	4.
	The driveway will be next to a retaining wall.



	
	5.
	When the adjacent property was built, there was a condition that it should be on mains drainage with sufficient drainage not to cause a nuisance to properties lower than that.



	
	6.
	Any new house must conform to the current building line of No 26.



	
	7.
	No garage is shown which is considered unrealistic given the nature of the planning approval.  The preference for a house and combined garage design which would make more effective use of the land and prevent the threat of an imposing garage building being erected at some later stage.



	
	8.
	Clarification is sought regarding the height and from where on site this would be measured from as it is a sloping site.  


Proposal

This is an outline application with all matters reserved for future submission for the erection of a single dwelling.  The submitted details give an indicative layout, access point and scale parameters of development which show a two storey dwelling with ridge height of 8-8.5m set to the western side of the site (adjacent No 26) with the access point at the eastern boundary (adjacent to No 24). An indicative street scene view was submitted on 31 March in order to give an impression of the existing and proposed views of the site from Dilworth Lane.

Site Location

The land is presently part of the garden area to No 26 and is, like all the other plots, set at a higher level than the roadside.  Dilworth Lane rises in a westerly direction with the application site set to the north of this.  It is within the identified settlement limit of Longridge with properties to either side and to the opposite side of the road.

Relevant History

None. 

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration at this outline stage are the principle of development, highway safety and effects on amenity – residential and visual.  

In respect of principle, the site lies within the identified settlement boundary of Longridge where Policy G2 allows for development wholly within the built part of the settlement or the rounding off of the built up area.  Thus I am satisfied that the requirements of Policy G2 are met and that the principle of residential development on this site is appropriate.  

The County Surveyor has raised no objection in principle to the development or to the indicative access point shown on the submitted drawing.  Thus in highway safety terms the scheme is considered acceptable at this stage.  

With regard to amenity (residential and visual) this is an outline submission and thus whilst an indicative layout and height of buildings have been provided, there are no detailed elevational or floor layout details to assess whilst an indicative street scene has been provided this is only illustrative at this stage.  The building is shown to be sited approximately 4m from the eastern elevation of No 26 and have a footprint area of approximately 7.5m x 10.5m.  It is detailed as having a front building line to match that of No 26 with two parking spaces shown to the front of this.  Whilst there are two ground floor side windows in No 26, these are secondary windows to large bay windows to the front and rear and thus I do not consider that building in the position shown would significantly affect that property in terms of light loss.  In fact the design and access statement that accompanies the application has stated that these would be blocked up.  In respect of potential impact on No 24, that property is set at a lower level with there being two trees on the application site in front of the gable window to that property.  These are shown to be retained and as Members will note from the objections received, that property considers themselves to suffer from a loss of light.  In terms of the siting of the dwelling, I do not consider that No 24 would be so significantly affected from the property in the location shown as to warrant an unfavourable recommendation.

Turning to street scene the plot does have an unusually large garden area compared to others in the immediate vicinity.  A dwelling on this land would not appear unduly out of character with the street scene and the siting put forward would adhere to the existing building line of properties.  I note that the parking is shown to the front of the building and this is an area that will be prominent given the elevated setting of the plots from the roadside.  However, there is an existing established hedgerow which will be predominately retained and it is not uncommon to find parking areas to the front of dwellings.  Subject to appropriate landscaping and boundary treatments, I do not consider this feature would prove unduly dominant in the wider street scene.  

A comment has been received from a neighbour questioning the height of the building and from where on site this would be measured as it is a sloping site eastwards towards No 24.  As stated previously the dwelling is sited towards the western boundary and should Committee be minded to approve the application, it is suggested that a condition be imposed requesting a contoured site plan as well as slab levels at reserved matters stage.  At this stage however, it is considered that the details provided are sufficient to assess the building with a height of between 8-8.5m would not be over dominant in the street scene at this location.  

Concerns have been raised by objectors regarding surface water drainage, the need for mains drainage and location of the septic tank.  Whilst these comments are noted, this is not a matter for Committee to concern themselves with as this will be considered in detail at such time as building regulations approval is sought.  Therefore, having carefully considered all the above, I am of the opinion that the scheme accords with policy and 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.
Application for approval of reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates.

a) 
the expiration of three years from the date of this permission; or

b)
the expiration of two years from the final approval of the reserved matters, or in the case of approval on different dates, final approval of the last such matter to be approved.


Reason: In order that the Local Planning Authority shall be satisfied as to the details and because the application was made for outline permission and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

2.
Detailed plans indicating the design and external appearance of the buildings, landscape and boundary treatment, parking and manoeuvring arrangements of vehicles, including a contoured site plan showing existing features, the proposed slab floor level and road level (called the reserved matters) shall be submitted to and approved by the Local Planning Authority before development commences.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and in order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline permission.

3.
This permission shall be implemented in accordance with the proposal as detailed on drawing GV587/03REVA proposed site plan, and GV587/05 existing and proposed street scene view received on 31 March 2010.


REASON: For the avoidance of doubt to clarify which plan is relevant.

