RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:


15 APRIL 2010
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CHECKED BY:


APPLICATION NO:
3/2009/0542/P
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PROPOSED DETACHED CHALET BUNGALOW AT LAND ADJACENT TO 47 KNOWSLEY ROAD WEST, CLAYTON-LE-DALE

	PARISH COUNCIL:
	No comments received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	The revised plans provide satisfactory parking provisions and so have no objection in principle to this application on highway safety grounds.

	
	

	UNITED UTILITIES:
	A revised layout demonstrates that the footprint of the building is not within 5m of the centre line of our main and therefore the development does not present a risk.  Based on the revised layout we remove our objection due to the position of a strategic water asset.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Four letters of objection have been received to the originally submitted and subsequently revised drawings as follows:



	
	1.
	Access/car parking – the number of vehicles parked close to the turning circle and also on the pavement will inevitably increase and cause an obstruction.



	
	2.
	Scale/roof line of the proposed new building – the roof line is out of proportion to other properties on the same side of the road, it would be a rather large house on a very small plot and would take light from the side windows of the existing house.



	
	3.
	Trees/hedgerow – the plans show a small tree to the right of the front elevation where in fact a very mature chestnut tree is situated.



	
	4.
	The development will be adjacent to a 30inch water main which requires access at all times.



	
	5.
	Concerns over where contractors traffic will park should consent be forthcoming.


Proposal

Consent is sought for the erection of a detached two bed chalet style bungalow.  Approximate dimensions of the dwelling would be 8m x 11m (with a further 1m single storey projection to the kitchen across one third of the front elevation) x 6.3m to the apex of its pitch with construction materials of a brown rustic facing bricks under a tiled roof.  The property is set back 5m into the site from the pavement edge and in its revised location is set approximately 2m to the west of No 47.  

Site Location

The site presently forms part of the garden area to No 47 which is itself a detached bungalow set to the south of Knowsley Road West.  There is currently a garage in situ which will be removed with the land in question being at a higher level than No 47.  The site is at the turning head to the cul de sac with an extension to the cul de sac providing an additional four two storey dwellings, one of which is set to the north west of this site.  

Relevant History

None.

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, the site lies within the identified settlement limit of Wilpshire with Policy G2 allowing for the development of sites within the settlement boundary and outside the greenbelt.  Thus I am satisfied that in principle the provision of one dwelling is acceptable subject to the requirements of Policy G1.  

With regard to highway safety, the County Surveyor initially raised concerns regarding off street parking provision but the amended plan has satisfactorily addressed his comments.  

Turning to residential amenity, I am mindful of the properties set to either side of the proposed house.  I consider that in terms of the two storey dwelling there would be no significant detriment caused in respect of loss of privacy as any views gained from the bedroom window at first floor in the application property would be at an angle across a small section of their rear garden.  In respect of No 47, the proposed dwelling in its repositioned location would be approximately 2m from the side elevation of that house.  Whilst there are three windows in that elevation, the proposed siting means that the bedroom window would not be significantly affected and the window towards the rear is a secondary lounge window.  Thus having regard to the siting of the new dwelling and the fact it will be set on higher ground than No 47, I do not consider there would be a significantly detrimental impact on that property by either loss of light or overbearing/oppressive nature of development.  

Next, consideration should be given to the visual impact of the development proposed.  The dwelling is set on higher ground than No 47 and is, irrespective of land levels, a higher structure.  However, in terms of assessing the impact on the overall street scene, I am mindful that there is a steady incline along Knowsley Road West towards the two storey dwelling that stands above the ridge line of No 47 in existing views.  Thus filling the gap in the street scene by a dwelling of a height that echoes the rising contours of the land would not, I consider, provide detrimental on the grounds of its overall height.  With regard to its proximity to No 47, I am mindful there will only be a gap of approximately 2m between the two buildings but there are several instances along Knowsley Road West whereby dwellings are either set in similar proximity or are actually joined by single storey flat roof structures or garages.  Thus in terms of street scene, I do not raise any objection on visual amenity grounds.  

Therefore, having regard to the above, I am of the opinion that the scheme accords with Policy and would not prove significantly detrimental to highway safety, visual or residential amenity.  I 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 amended by letter and plan received on the 17 December 2009 with drawing Nos 3/2009/0542/SW/1, 2 and 3.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.

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.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A to H shall not be carried out without the formal written consent of the Local Planning Authority.


REASON:  In the interests of the amenity of the area in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTES

1.
A separate metered water supply to each unit will be required at the applicants expense and all internal pipework must comply with current water supply (water fittings) regulations 1999.

2.
The applicant should contact United Utilities services enquiries on 0845 7462200 regarding connection to the water mains/public sewers.

